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REDMOND CITY COUNCIL

AGENDA SECTION TITLE REFERENCE GUIDE

Items From The Audience provides an opportunity for community members to address the Council regarding 

any issue.  Speakers must sign their intention to speak on a sheet located at the entrance of the Council Chamber, 

and limit comments to three minutes.

The Consent Agenda consists of routine items for which a staff recommendation has been prepared, and which 

do not require further Council discussion.  A council member may ask questions about an item before the vote is 

taken, or request that an item be removed from the Consent Agenda and placed on the regular agenda for more 

detailed discussion.  A single vote is taken to approve all items remaining on the Consent Agenda.

Public Hearings are held to receive public comment on important issues and/or issues requiring a public hearing 

by state statute.  Community members wishing to comment will follow the same procedure as for ‘Items from the 

Audience’, and may speak after being recognized by the Mayor.  After all persons have spoken, the hearing is 

closed to public comment.  The Council then proceeds with its deliberation and decision making.

Staff Reports are presented to the Council by city staff on issues of interest to the Council which do not require 

Council action.

The Ombudsperson Report is made by the Councilmember who is serving as ombudsperson. The 

ombudsperson designation rotates among Council members on a monthly basis. She/he is charged with assisting 

community members in resolving issues with city services. The current ombudsperson is listed on the City Council 

webpage at www.redmond.gov/189/city-council. 

The Council Committees are created to advise the Council as a whole.  They consider, review, and make 

recommendations to the Council on policy matters in their work programs, as well as issues referred to them by 

the Council.

Unfinished Business consists of business or subjects returning to the Council for additional discussion or 

resolution.

New Business consists of subjects which have not previously been considered by Council and which may require 

discussion and action.

Ordinances are legislative acts or local laws.  They are the most permanent and binding form of Council action 

and may be changed or repealed only by a subsequent ordinance.  Ordinances normally become effective five 

days after they are published in the City's official newspaper.

Resolutions are adopted to express Council policy or to direct certain types of administrative action.  A resolution 

may be changed by adoption of a subsequent resolution.

Quasi-Judicial proceedings are either closed record hearings (each side receiving ten minutes maximum to 

speak) or public hearings (each speaker allotted three minutes each to speak). Proceedings are those in which the 

City Council determines the rights or privileges of specific parties (Council Rules of Procedure, Section IV., J).

Executive Sessions - all regular and special meetings of the City Council are open to the public except for 

executive sessions at which subjects such as national security, property acquisition, contract bid negotiations, 

personnel issues and litigation are discussed.

Redmond City Council Agendas, Meeting Videos, and Minutes are available on the City's Web Site: 

https://redmond.legistar.com/

FOR ASSISTANCE AT COUNCIL MEETINGS FOR THE HEARING OR VISUALLY IMPAIRED:  

Please contact the City Clerk's office at (425) 556-2194 one week in advance of the meeting.
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AgendaCity Council Business Meeting

Meetings can be attended in person, viewed live on RCTV (redmond.gov/rctvlive), 

Comcast Channel 21/321, Ziply Channel 34, Facebook/YouTube (@CityofRedmond), 

or listen live at 510-335-7371

AGENDA

ROLL CALL

I. SPECIAL ORDERS OF THE DAY

II. ITEMS FROM THE AUDIENCE

Members of the public may address the City Council for a maximum of three 

minutes per person. Please use the speaker sign-up sheet located at the entry of the 

City Hall Council Chambers available from 6:30 - 7 p.m. on the day of the meeting. 

In the event of difficulty attending a meeting in person, please contact the City Clerk 

(cityclerk@redmond.gov) by 2 p.m. on the day of the meeting to provide written 

public comment (400-word limit - please label your comment as "Items from the 

Audience") or for the remote comment registration form.

III. CONSENT AGENDA

A. Consent Agenda

Approval of the Minutes: June 3, 2025, Regular Meeting, and June 10, 

2025, Special Meeting (recordings are available at Redmond.gov/rctv)

1.

Regular Meeting Minutes for June 3, 2025

Special Meeting Minutes for June 10, 2025

Approval of Payroll/Direct Deposit and Claims Checks2.

Council Payroll Check Approval Register, May 30, 2025

Payroll Check Approval Register, June 10, 2025

Check Approval Register, June 17, 2025

Approval of a Consultant Agreement with DOWL, in the 

Amount of $300,477, for the Pedestrian & Bicycle Safety 

Improvements (164th Ave. NE, East Lake Sammamish 

Parkway, NE 104th Street) Project

AM No. 

25-094

3.

Department: Public Works

Attachment A: Project Information Sheet

Attachment B: Consultant Agreement

Redmond City Council

June 17, 2025

Page 1 of 6 
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AgendaCity Council Business Meeting

Legislative History 

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

  Approval of a Consultant Agreement with Consor, in the 

Amount of $435,515, for the Willows Road Watermain 

Extension (NE 116th St to NE 124th St) Project 

AM No. 

25-095

4.

Department: Public Works

Attachment A: Project Information Sheet

Attachment B: Consultant Agreement

Legislative History 

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Approval of Settlement Agreement with King County 

Regarding Asbestos Cement Pipe Removal Associated 

with the Lake Hills and Northwest Lake Sammamish 

Sewer Upgrade Project

AM No. 

25-096

5.

Department: Public Works

Attachment A: Settlement Agreement

Exhibit A: Lake Hills Trunk Pipe Alignment

Exhibit B: AC Pipe Removal Reimbursement Agreement

Exhibit C: EPA Federal Register

Legislative History 

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Approval of the 2025-26 Annual ORCA Contract RenewalAM No. 

25-097

6.

Department: Planning and Community Development

Attachment A: Contract

Legislative History 

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Adoption of a Resolution Authorizing Application for 

Countywide Center Certifications

a. Resolution No. 1606: A Resolution of the City of 

Redmond, Washington, Authorizing Countywide Growth 

Center Applications to King County for a Countywide 

AM No. 

25-098

7.

Redmond City Council

June 17, 2025
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AgendaCity Council Business Meeting

Growth Center in Marymoor Village and a Countywide 

Industrial Center in Southeast Redmond

Department: Planning and Community Development

Attachment A: Resolution

Attachment B: Redmond 2050 Countywide Centers

Legislative History 

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Adoption of Ordinances and a Resolution to Conclude 

Work on the Redmond 2050: 2025 Code Package, 2025 

Housing Amendments, and Downtown Redmond Center 

Plan

a. Ordinance No. 3217: An Ordinance of the City of 

Redmond, Washington, Amending Chapter 3.10 of the 

Redmond Municipal Code to Correct Inadvertent 

Deletions and Make Minor Edits to Improve Clarity, 

Providing for Severability, and Establishing an Effective 

Date

b. Ordinance No. 3218: An Ordinance of the City of 

Redmond, Washington, Amending Chapter 3.38 of the 

Redmond Municipal Code to Implement Redmond 2050, 

the Periodic Update of the Comprehensive Plan, Providing 

for Severability, and Establishing an Effective Date

c. Ordinance No. 3219: An Ordinance of the City of 

Redmond, Washington, Amending Chapter 7.04 of the 

Redmond Municipal Code to Account for New Zoning 

Designations Created as Part of the Redmond 2050 

Comprehensive Plan Update, Updating Code References, 

Providing for Severability, and Establishing an Effective 

Date

d. Ordinance No. 3220: An Ordinance of the City of 

Redmond, Washington, Amending Title 21 of the 

Redmond Municipal Code, Known as the Redmond 

Zoning Code, to Implement Redmond 2050, the Periodic 

Update of the Redmond Comprehensive Plan, Providing 

for Severability, and Establishing an Effective Date

AM No. 

25-099

8.

Redmond City Council

June 17, 2025
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e. Ordinance No. 3221: An Ordinance of the City of 

Redmond, Washington, Adopting the Downtown 

Redmond Center Plan, Providing for Severability, and 

Establishing an Effective Date

f. Resolution No. 1607: A Resolution of the City of 

Redmond, Washington, Updating the Affordable Housing 

Payment-In-Lieu Schedule for the Neighborhood 

Residential Zone Pursuant to Chapter 21.20 of the 

Redmond Zoning Code and Establishing an Effective Date

Department: Planning and Community Development

Attachment A: Ordinance Amending RMC 3.10, Impact 

Fees

Attachment B: Ordinance Amending RMC 3.38, MFTE

Attachment C: Ordinance Amending RMC 7.04, Animal 

Control

Attachment D: Ordinance Amending the Redmond Zoning 

Code

Attachment D, Exhibit. 1: 31 RZC Repealed and 

Amended Chapters

Attachment E: Ordinance Adopting Downtown Redmond 

Center Plan

Attachment E, Exhibit. 1: Downtown Redmond Center 

Plan

Attachment F: Resolution Amending Affordable Housing 

PIL Schedule

Attachment G: Changes Since Planning Commission 

Recommendation

Attachment H: Council Discussion Topics

Legislative History 

4/1/25 Committee of the Whole - 

Planning and Public Works

presented

4/22/25 Committee of the Whole - 

Parks and Environmental 

Sustainability

referred to the City Council Study 

Session

5/13/25 City Council referred to the Committee of the 

Whole - Planning and Public Works

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Redmond City Council

June 17, 2025
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Adoption of an Ordinance Amending Redmond Municipal 

Code for Utilities

a. Ordinance No. 3222: An Ordinance of the City of 

Redmond, Washington, Amending Redmond Municipal 

Code (RMC) Sections 13.04.280, 13.08.015, 13.08.032, 

13.16.010, 13.16.020, 13.16.040, 13.16.050, 13.17.020, 

13.17.040, 13.18.040, 13.18.050, 15.24.060, Adding 

Middle Housing Definitions to Water, and Sewer Rates, 

and Stormwater and Charges; Providing for Severability, 

and Establishing an Effective Date

AM No. 

25-100

9.

Department: Public Works

Attachment A: Ordinance

Attachment B: RMC 13 and 15 Change Log

Legislative History 

6/3/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Adoption of an Ordinance Amending the Redmond 

Municipal Code Section 13.25, Temporary Construction 

Dewatering

a.  Ordinance No. 3223: An Ordinance of the City of 

Redmond, Washington, Amending Section 13.25.045 to 

the Redmond Municipal Code Imposing Limits on 

Temporary Construction Dewatering within the City’s 

Critical Aquifer Recharge Areas; Providing for Severability 

and Establishing an Effective Date

AM No. 

25-101

10.

Department: Public Works

Attachment A: Ordinance

Legislative History 

2/4/25 Committee of the Whole - 

Planning and Public Works

referred to the City Council Study 

Session

2/25/25 City Council referred to the City Council

B. Items Removed from the Consent Agenda

IV. HEARINGS AND REPORTS

A. Public Hearings

Redmond City Council

June 17, 2025

Page 5 of 6 

7

https://redmond.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10139
https://redmond.legistar.com/gateway.aspx?M=F&ID=fbf071e4-d380-442c-a092-385c3f08e72c.docx
https://redmond.legistar.com/gateway.aspx?M=F&ID=da2edc5f-c649-4392-82a4-4fec229003bc.docx
https://redmond.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=9789
https://redmond.legistar.com/gateway.aspx?M=F&ID=a8562cd6-6dd9-4e6a-a667-64c216ee5d86.docx


AgendaCity Council Business Meeting

B. Reports

1. Staff Reports

2. Ombudsperson Report

May: Councilmember Salahuddin

June: Councilmember Stuart

3. Committee Reports

V. UNFINISHED BUSINESS

VI. NEW BUSINESS

VII. EXECUTIVE SESSION

VIII. ADJOURNMENT

Meeting videos are usually posted by 12 p.m. the day following the meeting at 

redmond.legistar.com, and can be viewed anytime on Facebook/YouTube 

(@CityofRedmond) and OnDemand at redmond.gov/OnDemand

Redmond City Council

June 17, 2025
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June 3, 2025 

 

2025 - 54 
 

CALL TO ORDER  

 

A Regular Meeting of the Redmond City Council was called to 

order by Mayor Pro Tem Vanessa Kritzer at 7 p.m. The meeting 

was held in the Redmond City Hall Council Chambers.  

 

ROLL CALL AND ESTABLISHMENT OF A QUORUM 

 

Present: Councilmembers Anderson, Fields, Forsythe, 

Kritzer, Nuevacamina, Salahuddin and Stuart 

 

Absent:  None 

 

SPECIAL ORDERS OF THE DAY:  

 

 A.  PROCLAMATION: Pride Month 
 

Mayor Pro Tem Kritzer read the proclamation into the 

record. 

 

ITEMS FROM THE AUDIENCE 

 

Mayor Pro Tem Kritzer opened Items from the Audience at this 

time. The following persons spoke:  

 Erin Hamilton – concerns with how hate crimes are 

handled;  

 

MOTION:  Councilmember Fields moved to suspend the 

rules and extend the speaking time. The motion 

was seconded by Councilmember Forsythe. 

 

VOTE:  The motion passed without objection (7-0). 

 

MOTION:  Councilmember Forsythe moved to add one extra 

minute to the speaking time. The motion was 

seconded by Councilmember Fields. 

 

MOTION:  Councilmember Anderson moved amend to add in 

one extra three-minute speaking time for each 

speaker. The motion was seconded by 

Councilmember Fields. 

 

VOTE:  The motion to amend failed, (2-5), with 

Councilmembers Anderson and Fields in support 

and Councilmembers Forsythe, Kritzer, 

Nuevacamina, Salahuddin and Stuart in 

opposition. 

10



June 3, 2025 

 

2025 - 55 
 

 VOTE:  The main motion to add one extra minute to the 

speaking time passed without objection (7-0). 

 

 Chester Anderson, Sasha Glenn, Wolfe Adriatico, Rob 

Leavitt, Hunter Gordon, and Noah Radford – Old Firehouse 

Teen Center and youth services; 

 Aspen Richter – in support of AM No. 25-092/Resolution 

No. 1605;  

 David Morton – key strategies for community wide carbon 

neutrality; and  

 Jan Young – Pride Month and resolution and the Old 

Firehouse Teen Center. 

 

CONSENT AGENDA 

 

MOTION:  Councilmember Forsythe moved to approve the 

Consent Agenda. The motion was seconded by 

Councilmember Stuart. 

 

VOTE:  The motion to approve the Consent Agenda 

passed without objection (7-0). 

 

1.  Approval of the Minutes: May 20, 2025, Regular Meeting, 
and May 28 and 29, 2025, Special Meetings 

 

2.  Approval of Payroll/Direct Deposit and Claims Checks 
 

#188688 through #188699 

#185731 through #186523 

#1843 through #1847 

 

$4,811,923.31 

 

#11724 through #11871 

 

$3,250,966.81 

 

3.  AM No. 25-088: Police Department Wellness Coordinator and 
Peer Support Program Administrator Contract with Public 

Safety Psychological Services 

 

4.  AM No. 25-089: Speed Safety Camera Pilot Program, 

Ordinance Amendment, and Vendor Contract1 

 

                                                           
1 This item was removed from the Consent Agenda and discussed separately. 
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a. Ordinance No. 3216: An Ordinance of the City of 

Redmond, Washington, Relating to the Use of Automated 

Traffic Safety Cameras; Authorizing Use of these 

Cameras to Detect Speed Zone Infractions in School 

Zones; Incorporating RCW 46.63.220 into this 

Ordinance; Providing for Severability and 

Establishing an Effective Date 

 

5.  AM No. 25-090: Approve Agreement to Administer Homeless 
Outreach Software in Partnership with City of Kirkland and 

City of Bellevue 

 

6.  AM No. 25-091: Southeast Redmond Market Study Consultant 
Contract Approval 

 

7.  AM No. 25-092:  Resolution: Welcoming Resolution 

2SLGBTQIA+2 

 

a. Resolution No. 1605: A Resolution of the City Council 
of the City of Redmond, Washington, Affirming Redmond 

as a City that Welcomes Transgender, Nonbinary, and 

Gender-Diverse Communities, and Commits to Proactive 

Protections for the Civil Rights, Safety, and Well-

Being of All 2SLGBTQIA+ Individuals 

 

8.  AM No. 25-093: Acceptance of the Department of Energy, 
Energy Efficiency and Conservation Block Grant Formula 

Funds, in the Amount of $143,150 for Energy Efficiency 

Upgrades at the Public Safety Building. 

 

ITEMS REMOVED FROM THE CONSENT AGENDA:  

 

4. AM No. 25-089: Speed Safety Camera Pilot Program, 

Ordinance Amendment, and Vendor Contract 

 

b. Ordinance No. 3216: An Ordinance of the City of 

Redmond, Washington, Relating to the Use of Automated 

Traffic Safety Cameras; Authorizing Use of these 

Cameras to Detect Speed Zone Infractions in School 

Zones; Incorporating RCW 46.63.220 into this 

Ordinance; Providing for Severability and 

Establishing an Effective Date 

 

                                                           
2 This item was commented on. 
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MOTION:  Councilmember Stuart moved to approve AM 

No. 25-089/Ordinance No. 3216. The motion 

was seconded by Councilmember Forsythe. 

 

MOTION:  Councilmember Forsythe moved to amend to 

have the data collected from Speed Camera 

Pilot program to be included in the Redmond 

Police Data Governance Policy passed on 

December 3rd, 2024. The motion was seconded 

by Councilmember Anderson. 

 

Police Chief, Darrell Lowe, spoke to this item 

and answered Councilmember inquiries. 

 

VOTE:  The motion to amend passed without 

objection (7-0). 

 

VOTE:  The motion to approve as amended passed, 

(6-1), with Councilmembers Fields, 

Forsythe, Kritzer, Nuevacamina, Salahuddin 

and Stuart in support and Councilmember 

Anderson in opposition. 

 

MOTION:  Councilmember Forsythe moved to allocate $3,000 in 

unspent 23/24 Council Contingency funds to Pride 

Across the Bridge to sponsor the 2025 Redmond Pride 

event that creates a meaningful space for our 

community to gather and connect. The motion was 

seconded by Councilmember Anderson. 

 

Finance Director, Kelley Cochran, spoke to this item and 

responded to Councilmember inquiries.  

 

MOTION:  Councilmember Stuart moved to postpone this item to 

the next business meeting. The motion was seconded 

by Councilmember Anderson. 

 

VOTE:  The motion to postpone failed, (2-5), with 

Councilmembers Kritzer and Stuart in support and 

Councilmembers Anderson, Fields, Forsythe, 

Nuevacamina and Salahuddin in opposition. 

 

VOTE:  The main motion to allocate $3,000 in unspent 23/24 

Council Contingency funds to Pride Across the 

Bridge to sponsor the 2025 Redmond Pride event that 

creates a meaningful space for our community to 

gather and connect passed without objection (7-0). 
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2025 - 58 
 

 

HEARINGS AND REPORTS 

 

Ombudsperson Reports:  

 

Councilmember Salahuddin reported receiving resident 

contacts regarding: Old Firehouse Teen Center; 

supporting housing; Idylwood Park and potential 

development; speed safety camera vote. 

 

Councilmember Stuart reported receiving resident 

contacts regarding: Pride Across the Bridge funding; 

landlord issue; social services; Council Conversations; 

inspections; light rail; listening to Human Services 

providers; bike infrastructure; safety; support of 

resolution; pavement improvement project; Teen Services 

listening session; Imagine Housing; A Regional Coalition 

for Housing; and legislative priorities survey. 

 

Councilmember Fields reported receiving resident 

contacts regarding: 100 mile run for charity and Teen 

Services listening session. 

 

Councilmember Forsythe reported receiving resident 

contacts regarding: tenant policies and Council 

Conversations. 

 

Councilmember Kritzer reported receiving resident 

contacts regarding: Teen Services listening session and 

Council Conversations. 

 

Committee Reports:  

 

Councilmember Stuart provided committee reports: 

 Committee of the Whole – Planning and Public Works; 

and 

 Puget Sound Regional Council;  
 

Councilmember Nuevacamina provided a committee report: 

 Committee of the Whole – Parks and Environmental 

Sustainability.  

 

Councilmember Kritzer provided committee reports: 

 WRIA8 Salmon Recovery Council; and 

 Sound Cities Association. 
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UNFINISHED BUSINESS: NONE 

 

NEW BUSINESS: NONE 

 

EXECUTIVE SESSION: NONE 

 

ADJOURNMENT 

  

There being no further business to come before the Council 

the regular meeting adjourned at 8:43 p.m. 

 

 

__________    _   ________     ____________________  

ANGELA BIRNEY, MAYOR        CITY CLERK 

 

Minutes Approved: June 17, 2025 
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June 10, 2025 

2025 - 60 

 

CALL TO ORDER  

 

A Special Meeting of the Redmond City Council was called to order 

by Mayor Angela Birney at 5:30 p.m. The meeting was in the Redmond 

City Hall Council Chambers. 

 

ROLL CALL AND ESTABLISHMENT OF A QUORUM 

 

Present: Councilmembers Anderson, Fields, Forsythe, 

Kritzer, Nuevacamina, Salahuddin and Stuart  

 

Absent:  None 

 

2023 FINANCIAL AUDIT ENTRANCE CONFERENCE 

 

The purpose of the special meeting was to hold the 2023 Audit 

Entrance Conference. 

 

Kelley Cochran, Finance Director, commented regarding timeline and 

the exit conference.  

 

Haji Adams, Angela Funamori, and Priscilla Wong, representatives 

from the State Auditor’s Office, spoke regarding: 

 Accountability audit; 

 Financial statement audit; 

 Federal grant compliance audit;  

 Risk-based audit approach;  

 Levels of reporting; 

 Confidentiality; 

 Audit costs;  

 Dispute process; 

 Loss reporting;  

 Reporting Cybersecurity Issues; 

 Peer review of the State Auditor’s Office; and 

 Additional resources. 

 

ADJOURNMENT 

  

There being no further business to come before the Council the 

special meeting adjourned at 5:45 p.m. 

 

 

__________    _   ____     ____________________  

ANGELA BIRNEY, MAYOR       CITY CLERK 

 

Minutes Approved: June 17, 2025 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. SPC 25-049
Meeting of: City Council Type: Check Register

Approval of Payroll/Direct Deposit and Claims Checks

City of Redmond Printed on 6/13/2025Page 1 of 1
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Check Total: 2,179.32$             

Direct Deposit Total: 11,110.53$           Total Checks and Direct deposit: 14,405.45$         
 

Wires & Electronic Funds Transfers: 4,623.80$             Wire Wilmington Trust RICS (MEBT): 3,508.20$           

Grand Total: 17,913.65$           Grand Total: 17,913.65$         

I, the Human Resources Director, do hereby certify to the City
Council, that the checks and direct deposits presented are

true and correct to the best of my knowledge.

All Checks numbered 188701 through 188701 , ____________________________________________________
Direct deposits numbered 186524 through 186530 , and
Electronic Fund transfers 1848 through 1848 Human Resources Director, City of Redmond
are approved for payment in the amount of              Redmond, Washington
on this 17 day of June 2025.

Note:

Check Date: 5/30/2025 Check Date: 5/30/2025

We, the undersigned Council members, do hereby certify under penalty of perjury 
that the materials have been furnished, the services rendered or the labor 
performed as described herein, that any advance payment is due and payable 
pursuant to a contract or is available as an option for full or partial fulfillment of a 
contractual obligation, and that the claim is a just, due and unpaid obligation 
against the City of Redmond, and that we are authorized to authenticate and certify 
to said claim.

$17,913.65

City of Redmond City of Redmond
Payroll Check Approval Register Payroll Final Check List 

Pay period: 5/1 - 5/31/2025 Pay period: 5/1 - 5/31/2025

Docusign Envelope ID: 8807A4E2-E3D8-426E-BB36-AB25D7518501

18907



Check Total: 50,491.71$           

Direct Deposit Total: 2,924,630.13$      Total Checks and Direct deposit: 4,282,545.88$    
 

Wires & Electronic Funds Transfers: 1,847,514.93$      Wire Wilmington Trust RICS (MEBT): 540,090.89$       

Grand Total: 4,822,636.77$      Grand Total: 4,822,636.77$    

I, the Human Resources Director, do hereby certify to the City
Council, that the checks and direct deposits presented are

true and correct to the best of my knowledge.

All Checks numbered 188702 through 188714 , ____________________________________________________
Direct deposits numbered 186531 through 187320 , and
Electronic Fund transfers 1849 through 1853 Human Resources Director, City of Redmond
are approved for payment in the amount of              Redmond, Washington
on this 17 day of June 2025.

Note:

Check Date: 6/10/2025 Check Date: 6/10/2025

We, the undersigned Council members, do hereby certify under penalty of perjury 
that the materials have been furnished, the services rendered or the labor 
performed as described herein, that any advance payment is due and payable 
pursuant to a contract or is available as an option for full or partial fulfillment of a 
contractual obligation, and that the claim is a just, due and unpaid obligation 
against the City of Redmond, and that we are authorized to authenticate and 
certify to said claim.

$4,822,636.77

City of Redmond City of Redmond
Payroll Check Approval Register Payroll Final Check List 

Pay period: 5/16 - 5/31/2025 Pay period: 5/16 - 5/31/2025

Docusign Envelope ID: 3E52C6C5-AC8B-41D7-AEEC-CD7CB1DCC018

19906



I, Finance Director, do hereby certify to the City 
Council, that the checks for the months of May and 
June 2025 are true and correct to the best of my 
knowledge. 
 
 
 
 
 
Kelley Cochran, Finance Director 
City of Redmond 
Redmond, Washington 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

We, the undersigned Councilmembers, do hereby 
certify under penalty of perjury that the materials have 
been furnished, the services rendered or the labor 
performed as described herein, that any advance 
payment is due and payable pursuant to a contract or 
is available as an option for full or partial fulfillment 
of a contractual obligation, and that the claim is a just, 
due and unpaid obligation against the City of 
Redmond, and that we are authorized to authenticate 
and certify to said claim. All checks numbered 11872 
through 12218, and Wire Transfers are approved for 
payment in the amount of $7,013,057.18. This 17th 
day of June 2025. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-094
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Public Works Aaron Bert 425-556-2786

DEPARTMENT STAFF:

Public Works Vangie Garcia Deputy Public Works Director

Public Works Steve Gibbs Capital Construction Division

Manager

Public Works Isabel Diaz Senior Traffic Engineer

Public Works John Mork Project Manager

TITLE:
Approval of a Consultant Agreement with DOWL, in the Amount of $300,477, for the Pedestrian & Bicycle Safety

Improvements (164th Ave. NE, East Lake Sammamish Parkway, NE 104th Street) Project

OVERVIEW STATEMENT:
This consultant agreement with DOWL in the amount of $300,477 is for design and construction services for the
Pedestrian & Bicycle Safety Improvement (164th Ave. NE, East Lake Sammamish Parkway, NE 104th Street) project,
Project No. 2520.

This project will install rectangular rapid flash beacon (RRFB) crosswalks, update street channelization, install concrete
median islands, and update ADA curb ramps at 164th Avenue NE - NE 87th Street to NE 90th Street, East Lake Sammamish
Parkway, and multiple locations along NE 104th Street.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Transportation Master Plan, ADA Transition Plan

· Required:
Council approval is required to award an Architectural and Engineering Services agreement that exceeds

City of Redmond Printed on 6/13/2025Page 1 of 3
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Date: 6/17/2025 File No. AM No. 25-094
Meeting of: City Council Type: Consent Item

$50,000 (2018 City Resolution 1503)

· Council Request:
N/A

· Other Key Facts:
Public Works is requesting this item go forward for Council approval at the June 17, 2025, Council business
meeting

OUTCOMES:
This project will provide safer, protected crossings for employees, residents and business patrons.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
City Communications and Public Works staff will alert local resident, businesses, and commuters to construction
impacts prior to work beginning.

· Outreach Methods and Results:
Social media, email, postcards, message boards, etc. as appropriate.

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
$300,477

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A

Budget Offer Number:
CIP

Budget Priority:
Vibrant and Connected

Other budget impacts or additional costs: ☐  Yes ☒  No ☐  N/A
If yes, explain:
N/A

Funding source(s):
Transportation CIP

Budget/Funding Constraints:
None

☐  Additional budget details attached
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Date: 6/17/2025 File No. AM No. 25-094
Meeting of: City Council Type: Consent Item

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/3/2025 Committee of the Whole - Planning and Public Works Approve

Proposed Upcoming Contact(s)

Date Meeting Requested Action

6/17/2025 Business Meeting Approve

Time Constraints:
N/A

ANTICIPATED RESULT IF NOT APPROVED:
Not approving the design contract affects the anticipated city project timeline for construction and the completion of
this project would be delayed according to CIP budget documents.

ATTACHMENTS:
Attachment A: Pedestrian & Bicycle Safety Improvement (164th, ELSP, 104th) Project Information Sheet
Attachment B: Dowl Consultant Agreement
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Project Name:

Project Status: Time Frame:
Functional Area(s): Budget Priority:
Relevant Plan(s): Citywide Rank:
Neighborhood: Functional Area Priority:

Location:

Description:

Anticipated Outcomes: Primary: Safety Secondary:

Request: Primary Reason(s): Budget Process

Proposed changes due to Scope Change Schedule Change Budget Change

$271,403 $1,128,416 $662,058

$81,243

Construction

$121,866

X X

Design (31-100%)

Contingency

Total

High
31

Citywide - Multiple

164 Avenue NE - NE 90th St to NE 87th St, E Lake Sammamish Pkwy, south of 180th Pl, and multiple locations along NE 104th St

Proposed New Budget

Original Budget $96,855 $176,871 $109,448

2027 2028

$96,855Current Approved Budget

Approved Changes

2026Prior 2025

Total

Proposed Funding Sources: Future Total

$2,061,877

Prior 2025-2030

Transportation CIP $2,061,877

$2,061,877

$271,403 $1,128,416 $662,058

$349,583

$2,061,877

$729,106 $312,475

$3,184 $3,184

$20,832

Maintain new pavement markings and lighting.Explanation:

2028 2029

$9,986Cost

Estimated M&O Impacts: FuturePrior 2027

$1,041,581

$3,618

Total2030

$593,245

CIP Project Information Sheet

Prior 2025 2026 2027 2028 2029

$20,832

Install rectangular rapid flashing beacon (RRFB) crosswalks, update street channelization, install concrete refuge island, and update ADA curb ramps at 
various locations around the city.

Additional locations added to provide safe connections for bicyclists and pedestrians at all three locations.

Pedestrian & Bicycle Safety Improvement (164th, ELSP, 104th)

Existing

$2,061,877

X

Total

2024-2026

Preliminary Design (0-30%)

Right of Way

ongoing

$2,061,877

Transportation
Transportation Master Plan, ADA Transition Plan

Vibrant and Connected

Budget: Total

$176,871 $109,448

2029 2030 Future

2025 2026

Project Phasing:

Safe, protected crossings for employees, residents, and business patrons.

$196,200

$203,110

$47,462

$324,976

$383,174

$383,174

2030 Future

$81,243

12/13/2024 24



Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2022 Page 1 of 14 

Local Agency A&E Professional Services 
Negotiated Hourly Rate Consultant Agreement 

Agreement Number: 

Firm/Organization Legal Name (do not use dba’s): 

Address Federal Aid Number 

UBI Number Federal TIN 

Execution Date Completion Date 

1099 Form Required 

Yes No 

Federal Participation 

Yes No 
Project Title 

Description of Work 

Yes No DBE Participation 
Yes No MBE Participation 
Yes No WBE Participation 
Yes No SBE Participation 

Maximum Amount Payable: 

Index of Exhibits 
Exhibit A 
Exhibit B 
Exhibit C 
Exhibit D 
Exhibit E 
Exhibit F 
Exhibit G 
Exhibit H 
Exhibit I 
Exhibit J 

Scope of Work 
DBE Participation 
Preparation and Delivery of Electronic Engineering and Other Data 
Prime Consultant Cost Computations 
Sub-consultant Cost Computations 
Title VI Assurances 
Certification Documents 
Liability Insurance Increase 
Alleged Consultant Design Error Procedures 
Consultant Claim Procedures 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2022 Page 2 of 14 

THIS AGREEMENT, made and entered into as shown in the “Execution Date” box on page one (1) of this 
AGREEMENT, between the _________________________________________________________________, 
hereinafter called the “AGENCY,” and the “Firm / Organization Name” referenced on page one (1) of this 
AGREEMENT, hereinafter called the “CONSULTANT.” 

WHEREAS, the AGENCY desires to accomplish the work referenced in “Description of Work” on page one (1) 
of this AGREEMENT and hereafter called the “SERVICES;” and does not have sufficient staff to meet the 
required commitment and therefore deems it advisable and desirable to engage the assistance of a 
CONSULTANT to provide the necessary SERVICES; and 
WHEREAS, the CONSULTANT represents that they comply with the Washington State Statutes relating to 
professional registration, if applicable, and has signified a willingness to furnish consulting services to the 
AGENCY. 

NOW, THEREFORE, in consideration of the terms, conditions, covenants, and performance contained herein, or 
attached and incorporated and made a part hereof, the parties hereto agree as follows: 

I. General Description of Work
The work under this AGREEMENT shall consist of the above-described SERVICES as herein defined, and 
necessary to accomplish the completed work for this project. The CONSULTANT shall furnish all services, 
labor, and related equipment and, if applicable, sub-consultants and subcontractors necessary to conduct and 
complete the SERVICES as designated elsewhere in this AGREEMENT. 

II. General Scope of Work
The Scope of Work and projected level of effort required for these SERVICES is described in Exhibit “A” 
attached hereto and by this reference made a part of this AGREEMENT. The General Scope of Work was 
developed utilizing performance based contracting methodologies. 

III. General Requirements
All aspects of coordination of the work of this AGREEMENT with outside agencies, groups, or individuals shall 
receive advance approval by the AGENCY. Necessary contacts and meetings with agencies, groups, and/or 
individuals shall be coordinated through the AGENCY. The CONSULTANT shall attend coordination, progress, 
and presentation meetings with the AGENCY and/or such State, Federal, Community, City, or County officials, 
groups or individuals as may be requested by the AGENCY. The AGENCY will provide the CONSULTANT 
sufficient notice prior to meetings requiring CONSULTANT participation. The minimum required hours or 
days’ notice shall be agreed to between the AGENCY and the CONSULTANT and shown in Exhibit “A.” 

The CONSULTANT shall prepare a monthly progress report, in a form approved by the AGENCY, which will 
outline in written and graphical form the various phases and the order of performance of the SERVICES in 
sufficient detail so that the progress of the SERVICES can easily be evaluated. 

The CONSULTANT, any sub-consultants, and the AGENCY shall comply with all Federal, State, and local laws, 
rules, codes, regulations, and all AGENCY policies and directives, applicable to the work to be performed under 
this AGREEMENT. This AGREEMENT shall be interpreted and construed in accordance with the laws of the 
State of Washington. 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2022 Page 3 of 14 

Participation for Disadvantaged Business Enterprises (DBE) or Small Business Enterprises (SBE), if required, 
per 49 CFR Part 26, shall be shown on the heading of this AGREEMENT. If DBE firms are utilized at the 
commencement of this AGREEMENT, the amounts authorized to each firm and their certification number will 
be shown on Exhibit “B” attached hereto and by this reference made part of this AGREEMENT. If the Prime 
CONSULTANT is, a DBE certified firm they must comply with the Commercial Useful Function (CUF) 
regulation outlined in the AGENCY’s “DBE Program Participation Plan” and perform a minimum of 30% of the 
total amount of this AGREEMENT. It is recommended, but not required, that non-DBE Prime CONSULTANTS 
perform a minimum of 30% of the total amount of this AGREEMENT. 
In the absence of a mandatory DBE goal, a voluntary SBE goal amount of ten percent of the Consultant 
Agreement is established. The Consultant shall develop a SBE Participation Plan prior to commencing work. 
Although the goal is voluntary, the outreach efforts to provide SBE maximum practicable opportunities are not. 

The CONSULTANT, on a monthly basis, shall enter the amounts paid to all firms (including Prime) involved 
with this AGREEMENT into the wsdot.diversitycompliance.com program. Payment information shall 
identify any DBE Participation.

All Reports, PS&E materials, and other data furnished to the CONSULTANT by the AGENCY shall be returned. 
All electronic files, prepared by the CONSULTANT, must meet the requirements as outlined in Exhibit “C 
– Preparation and Delivery of Electronic Engineering and other Data.”
All designs, drawings, specifications, documents, and other work products, including all electronic files, 
prepared by the CONSULTANT prior to completion or termination of this AGREEMENT are instruments of 
service for these SERVICES, and are the property of the AGENCY. Reuse by the AGENCY or by others, 
acting through or on behalf of the AGENCY of any such instruments of service, not occurring, as a part of this 
SERVICE, shall be without liability or legal exposure to the CONSULTANT. 

Any and all notices or requests required under this AGREEMENT shall be made in writing and sent to the 
other party by (i) certified mail, return receipt requested, or (ii) by email or facsimile, to the address set forth 
below: 
If to AGENCY: If to CONSULTANT: 

Name: Name: 
Agency: Agency: 
Address: Address: 
City: State: Zip: City: State: Zip: 
Email: Email: 
Phone: Phone: 
Facsimile: Facsimile: 

IV. Time for Beginning and Completion
The CONSULTANT shall not begin any work under the terms of this AGREEMENT until authorized in writing 
by the AGENCY. All work under this AGREEMENT shall conform to the criteria agreed upon detailed in the 
AGREEMENT documents. These SERVICES must be completed by the date shown in the heading of this 
AGREEMENT titled “Completion Date.” 

The established completion time shall not be extended because of any delays attributable to the CONSULTANT, 
but may be extended by the AGENCY in the event of a delay attributable to the AGENCY, or because of 
unavoidable delays caused by an act of GOD, governmental actions, or other conditions beyond the control of the 
CONSULTANT. A prior supplemental AGREEMENT issued by the AGENCY is required to extend the 
established completion time. 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2022 Page 4 of 14 

V. Payment Provisions
The CONSULTANT shall be paid by the AGENCY for completed SERVICES rendered under this 
AGREEMENT as provided hereinafter. Such payment shall be full compensation for SERVICES performed or 
SERVICES rendered and for all labor, materials, supplies, equipment, and incidentals necessary to complete 
SERVICES. The CONSULTANT shall conform to all applicable portions of 48 CFR Part 31 (www.ecfr.gov). 

A. Hourly Rates: Hourly rates are comprised of the following elements - Direct (Raw) Labor, Indirect Cost Rate,
and Fee (Profit). The CONSULTANT shall be paid by the AGENCY for work done, based upon the
negotiated hourly rates shown in Exhibits “D” and “E” attached hereto and by reference made part of this
AGREEMENT. These negotiated hourly rates will be accepted based on a review of the CONSULTANT’s
direct labor rates and indirect cost rate computations and agreed upon fee. The accepted negotiated rates
shall be memorialized in a final written acknowledgment between the parties. Such final written
acknowledgment shall be incorporated into, and become a part of, this AGREEMENT. The initially accepted
negotiated rates shall be applicable from the approval date, as memorialized in a final written
acknowledgment, to 180 days following the CONSULTANT’s fiscal year end (FYE) date.

The direct (raw) labor rates and classifications, as shown on Exhibits “D” and “E” shall be subject to
renegotiations for each subsequent twelve (12) month period (180 days following FYE date to 180 days
following FYE date) upon written request of the CONSULTANT or the AGENCY. The written request must
be made to the other party within ninety (90) days following the CONSULTANT’s FYE date. If no such
written request is made, the current direct (raw) labor rates and classifications as shown on Exhibits “D” and
“E” will remain in effect for the twelve (12) month period.

Conversely, if a timely request is made in the manner set forth above, the parties will commence negotiations
to determine the new direct (raw) labor rates and classifications that will be applicable for the twelve (12
month period. Any agreed to renegotiated rates shall be memorialized in a final written acknowledgment
between the parties. Such final written acknowledgment shall be incorporated into, and become a part of, this
AGREEMENT. If requested, the CONSULTANT shall provide current payroll register and classifications to
aid in negotiations. If the parties cannot reach an agreement on the direct (raw) labor rates and classifications,
the AGENCY shall perform an audit of the CONSULTANT’s books and records to determine the
CONSULTANT’s actual costs. The audit findings will establish the direct (raw) labor rates and
classifications that will applicable for the twelve (12) month period.

The fee as identified in Exhibits “D” and “E” shall represent a value to be applied throughout the life of the
AGREEMENT.

The CONSULTANT shall submit annually to the AGENCY an updated indirect cost rate within 180 days of
the close of its fiscal year. An approved updated indirect cost rate shall be included in the current fiscal year
rate under this AGREEMENT, even if/when other components of the hourly rate are not renegotiated. These
rates will be applicable for the twelve (12) month period. At the AGENCY’s option, a provisional and/or
conditional indirect cost rate may be negotiated. This provisional or conditional indirect rate shall remain in
effect until the updated indirect cost rate is completed and approved. Indirect cost rate costs incurred during
the provisional or conditional period will not be adjusted. The CONSULTANT may request an extension of
the last approved indirect cost rate for the twelve (12) month period. These requests for provisional indirect
cost rate and/or extension will be considered on a case-by-case basis, and if granted, will be memorialized in
a final written acknowledgment.

The CONSULTANT shall maintain and have accessible support data for verification of the components of
the hourly rates, i.e., direct (raw) labor, indirect cost rate, and fee (profit) percentage. The
CONSULTANT shall bill each employee’s actual classification, and actual salary plus indirect cost rate plus
fee.
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2022 Page 5 of 14 

A. Direct Non-Salary Costs: Direct Non-Salary Costs will be reimbursed at the actual cost to the
CONSULTANT. These charges may include, but are not limited to, the following items: travel, printing, long
distance telephone, supplies, computer charges, and fees of sub-consultants. Air or train travel will be
reimbursed only to lowest price available, unless otherwise approved by the AGENCY. The CONSULTANT
shall comply with the rules and regulations regarding travel costs (excluding air, train, and rental car costs) in
accordance with the WSDOT’s Accounting Manual M 13-82, Chapter 10 – Travel Rules and Procedures, and
all revisions thereto. Air, train, and rental card costs shall be reimbursed in accordance with 48 Code of
Federal Regulations (CFR) Part 31.205-46 “Travel Costs.” The billing for Direct Non-salary Costs shall
include an itemized listing of the charges directly identifiable with these SERVICES. The CONSULTANT
shall maintain the original supporting documents in their office. Copies of the original supporting documents
shall be supplied to the STATE upon request. All above charges must be necessary for the SERVICES
provided under this AGREEMENT.

B. Maximum Amount Payable: The Maximum Amount Payable by the AGENCY to the CONSULTANT under
this AGREEMENT shall not exceed the amount shown in the heading of this AGREEMENT on page one
(1.) The Maximum Amount Payable does not include payment for extra work as stipulated in section XIII,
“Extra Work.” No minimum amount payable is guaranteed under this AGREEMENT.

C. Monthly Progress Payments: Progress payments may be claimed on a monthly basis for all costs authorized
in A and B above. Detailed statements shall support the monthly billings for hours expended at the rates
established in Exhibit “D,” including names and classifications of all employees, and billings for all direct
non-salary expenses. To provide a means of verifying the billed salary costs for the CONSULTANT’s
employees, the AGENCY may conduct employee interviews. These interviews may consist of recording the
names, titles, salary rates, and present duties of those employees performing work on the SERVICES at the
time of the interview.

D. Final Payment: Final Payment of any balance due the CONSULTANT of the gross amount earned will be
made promptly upon its verification by the AGENCY after the completion of the SERVICES under this
AGREEMENT, contingent upon receipt of all PS&E, plans, maps, notes, reports, electronic data, and other
related documents, which are required to be furnished under this AGREEMENT. Acceptance of such Final
Payment by the CONSULTANT shall constitute a release of all claims for payment, which the
CONSULTANT may have against the AGENCY unless such claims are specifically reserved in writing and
transmitted to the AGENCY by the CONSULTANT prior to its acceptance. Said Final Payment shall not,
however, be a bar to any claims that the AGENCY may have against the CONSULTANT or to any remedies
the AGENCY may pursue with respect to such claims.
The payment of any billing will not constitute agreement as to the appropriateness of any item and at the time
of final audit all required adjustments will be made and reflected in a final payment. In the event that such
final audit reveals an overpayment to the CONSULTANT, the CONSULTANT will refund such
overpayment to the AGENCY within thirty (30) calendar days of notice of the overpayment. Such refund
shall not constitute a waiver by the CONSULTANT for any claims relating to the validity of a finding by the
AGENCY of overpayment. Per WSDOT’s “Audit Guide for Consultants,” Chapter 23 “Resolution
Procedures,” the CONSULTANT has twenty (20) working days after receipt of the final Post Audit to begin
the appeal process to the AGENCY for audit findings
E. Inspection of Cost Records: The CONSULTANT and their sub-consultants shall keep available for
inspection by representatives of the AGENCY and the United States, for a period of six (6) years after receipt
of final payment, the cost records and accounts pertaining to this AGREEMENT and all items related to or
bearing upon these records with the following exception: if any litigation, claim or audit arising out of, in
connection with, or related to this AGREEMENT is initiated before the expiration of the six (6) year period,
the cost records and accounts shall be retained until such litigation, claim, or audit involving the records is
completed. An interim or post audit may be performed on this AGREEMENT. The audit, if any, will be
performed by the State Auditor, WSDOT’s Internal Audit Office and /or at the request of the AGENCY’s
Project Manager.
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2022 Page 6 of 14 

VI. Sub-Contracting
The AGENCY permits subcontracts for those items of SERVICES as shown in Exhibit “A” attached hereto and 
by this reference made part of this AGREEMENT. 

The CONSULTANT shall not subcontract for the performance of any SERVICE under this AGREEMENT 
without prior written permission of the AGENCY. No permission for subcontracting shall create, between the 
AGENCY and sub-consultant, any contract or any other relationship. 

Compensation for this sub-consultant SERVICES shall be based on the cost factors shown on Exhibit “E” 
attached hereto and by this reference made part of this AGREEMENT. 

The SERVICES of the sub-consultant shall not exceed its maximum amount payable identified in each sub 
consultant cost estimate unless a prior written approval has been issued by the AGENCY. 

All reimbursable direct labor, indirect cost rate, direct non-salary costs and fee costs for the sub-consultant shall 
be negotiated and substantiated in accordance with section V “Payment Provisions” herein and shall be 
memorialized in a final written acknowledgment between the parties 

All subcontracts shall contain all applicable provisions of this AGREEMENT, and the CONSULTANT shall 
require each sub-consultant or subcontractor, of any tier, to abide by the terms and conditions of this 
AGREEMENT. With respect to sub-consultant payment, the CONSULTANT shall comply with all applicable 
sections of the STATE’s Prompt Payment laws as set forth in RCW 39.04.250 and RCW 39.76.011. 

The CONSULTANT, sub-recipient, or sub-consultant shall not discriminate on the basis of race, color, national 
origin, or sex in the performance of this AGREEMENT. The CONSULTANT shall carry out applicable 
requirements of 49 CFR Part 26 in the award and administration of DOT-assisted contracts. Failure by the 
CONSULTANT to carry out these requirements is a material breach of this AGREEMENT, which may result in 
the termination of this AGREEMENT or such other remedy as the recipient deems appropriate. 

VII. Employment and Organizational Conflict of Interest
The CONSULTANT warrants that they have not employed or retained any company or person, other than a 
bona fide employee working solely for the CONSULTANT, to solicit or secure this contract, and that it has not 
paid or agreed to pay any company or person, other than a bona fide employee working solely for the 
CONSULTANT, any fee, commission, percentage, brokerage fee, gift, or any other consideration, 
contingent upon or resulting from the award or making of this agreement. For breach or violation of 
this warrant, the AGENCY shall have the right to annul this AGREEMENT without liability or, in its 
discretion, to deduct from this AGREEMENT price or consideration or otherwise recover the full amount 
of such fee, commission, percentage, brokerage fee, gift, or contingent fee. 

Any and all employees of the CONSULTANT or other persons while engaged in the performance of any work or 
services required of the CONSULTANT under this AGREEMENT, shall be considered employees of the 
CONSULTANT only and not of the AGENCY, and any and all claims that may arise under any Workmen’s 
Compensation Act on behalf of said employees or other persons while so engaged, and any and all claims made 
by a third party as a consequence of any act or omission on the part of the CONSULTANT’s employees or other 
persons while so engaged on any of the work or services provided to be rendered herein, shall be the sole 
obligation and responsibility of the CONSULTANT. 

The CONSULTANT shall not engage, on a full- or part-time basis, or other basis, during the period of this 
AGREEMENT, any professional or technical personnel who are, or have been, at any time during the period of 
this AGREEMENT, in the employ of the United States Department of Transportation or the AGENCY, except 
regularly retired employees, without written consent of the public employer of such person if he/she will be 
working on this AGREEMENT for the CONSULTANT. 

Agreement Number: 
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VIII. Nondiscrimination
During the performance of this AGREEMENT, the CONSULTANT, for itself, its assignees, sub-consultants, 
subcontractors and successors in interest, agrees to comply with the following laws and regulations: 

• Title VI of the Civil Rights Act of 1964
(42 U.S.C. Chapter 21 Subchapter V §
2000d through 2000d-4a)

• Federal-aid Highway Act of 1973 (23
U.S.C. Chapter 3 § 324)

• Rehabilitation Act of 1973
(29 U.S.C. Chapter 16 Subchapter V §
794)

• Age Discrimination Act of 1975 (42
U.S.C. Chapter 76 § 6101 et. seq.)

• Civil Rights Restoration Act of 1987 (Public Law
100-259)

• American with Disabilities Act of 1990 (42
U.S.C. Chapter 126 § 12101 et. seq.)

• 23 CFR Part 200
• 49 CFR Part 21
• 49 CFR Part 26
• RCW 49.60.180

In relation to Title VI of the Civil Rights Act of 1964, the CONSULTANT is bound by the provisions of Exhibit 
“F” attached hereto and by this reference made part of this AGREEMENT, and shall include the attached 
Exhibit “F” in every sub-contract, including procurement of materials and leases of equipment, unless exempt 
by the Regulations or directives issued pursuant thereto. 

IX. Termination of Agreement
The right is reserved by the AGENCY to terminate this AGREEMENT at any time with or without cause upon 
ten (10) days written notice to the CONSULTANT. 
In the event this AGREEMENT is terminated by the AGENCY, other than for default on the part of the 
CONSULTANT, a final payment shall be made to the CONSULTANT for actual hours charged at the time of 
termination of this AGREEMENT, plus any direct non-salary costs incurred up to the time of termination of this 
AGREEMENT. 

No payment shall be made for any SERVICES completed after ten (10) days following receipt by the 
CONSULTANT of the notice to terminate. If the accumulated payment made to the CONSULTANT prior to 
Notice of Termination exceeds the total amount that would be due when computed as set forth in paragraph two 
(2) of this section, then no final payment shall be due and the CONSULTANT shall immediately reimburse the
AGENCY for any excess paid.

If the services of the CONSULTANT are terminated by the AGENCY for default on the part of the 
CONSULTANT, the above formula for payment shall not apply. 

In the event of a termination for default, the amount to be paid to the CONSULTANT shall be determined by the 
AGENCY with consideration given to the actual costs incurred by the CONSULTANT in performing 
SERVICES to the date of termination, the amount of SERVICES originally required which was satisfactorily 
completed to date of termination, whether that SERVICE is in a form or a type which is usable to the AGENCY 
at the time of termination, the cost to the AGENCY of employing another firm to complete the SERVICES 
required and the time which may be required to do so, and other factors which affect the value to the AGENCY 
of the SERVICES performed at the time of termination. Under no circumstances shall payment made under this 
subsection exceed the amount, which would have been made using the formula set forth in paragraph two (2) of 
this section. 

If it is determined for any reason, that the CONSULTANT was not in default or that the CONSULTANT’s failure 
to perform is without the CONSULTANT’s or its employee’s fault or negligence, the termination shall be 
deemed to be a termination for the convenience of the AGENCY. In such an event, the CONSULTANT would be 
reimbursed for actual costs in accordance with the termination for other than default clauses listed previously. 
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The CONSULTANT shall, within 15 days, notify the AGENCY in writing, in the event of the death of any 
member, partner, or officer of the CONSULTANT or the death or change of any of the CONSULTANT’s 
supervisory and/or other key personnel assigned to the project or disaffiliation of any principally involved 
CONSULTANT employee. 

The CONSULTANT shall also notify the AGENCY, in writing, in the event of the sale or transfer of 50% or 
more of the beneficial ownership of the CONSULTANT within 15 days of such sale or transfer occurring. The 
CONSULTANT shall continue to be obligated to complete the SERVICES under the terms of this 
AGREEMENT unless the AGENCY chooses to terminate this AGREEMENT for convenience or chooses to 
renegotiate any term(s) of this AGREEMENT. If termination for convenience occurs, final payment will be 
made to the CONSULTANT as set forth in the second and third paragraphs of this section. 
Payment for any part of the SERVICES by the AGENCY shall not constitute a waiver by the AGENCY of any 
remedies of any type it may have against the CONSULTANT for any breach of this AGREEMENT by the 
CONSULTANT, or for failure of the CONSULTANT to perform SERVICES required of it by the AGENCY. 

Forbearance of any rights under the AGREEMENT will not constitute waiver of entitlement to exercise those 
rights with respect to any future act or omission by the CONSULTANT. 

X. Changes of Work
The CONSULTANT shall make such changes and revisions in the completed work of this AGREEMENT as 
necessary to correct errors appearing therein, without additional compensation thereof. Should the AGENCY 
find it desirable for its own purposes to have previously satisfactorily completed SERVICES or parts thereof 
changed or revised, the CONSULTANT shall make such revisions as directed by the AGENCY. This work shall 
be considered as Extra Work and will be paid for as herein provided under section XIII “Extra Work.” 

XI. Disputes
Any disputed issue not resolved pursuant to the terms of this AGREEMENT shall be submitted in writing within 
10 days to the Director of Public Works or AGENCY Engineer, whose decision in the matter shall be final and 
binding on the parties of this AGREEMENT; provided however, that if an action is brought challenging the 
Director of Public Works or AGENCY Engineer’s decision, that decision shall be subject to judicial review. If 
the parties to this AGREEMENT mutually agree, disputes concerning alleged design errors will be conducted 
under the procedures found in Exhibit “J”. In the event that either party deem it necessary to institute legal 
action or proceeding to enforce any right or obligation under this AGREEMENT, this action shall be initiated in 
the Superior Court of the State of Washington, situated in the county in which the AGENCY is located. The 
parties hereto agree that all questions shall be resolved by application of Washington law and that the parties 
have the right of appeal from such decisions of the Superior Court in accordance with the laws of the State of 
Washington. The CONSULTANT hereby consents to the personal jurisdiction of the Superior Court of the State 
of Washington, situated in the county in which the AGENCY is located. 

XII. Legal Relations
The CONSULTANT, any sub-consultants, and the AGENCY shall comply with all Federal, State, and local 
laws, rules, codes, regulations and all AGENCY policies and directives, applicable to the work to be performed 
under this AGREEMENT. This AGREEMENT shall be interpreted and construed in accordance with the laws 
of the State of Washington. 

The CONSULTANT shall defend, indemnify, and hold the State of Washington (STATE) and the AGENCY 
and their officers and employees harmless from all claims, demands, or suits at law or equity arising in whole or 
in part from the negligence of, or the breach of any obligation under this AGREEMENT by, the 
CONSULTANT or the CONSULTANT’s agents, employees, sub consultants, subcontractors or vendors, of any 
tier, or any other persons for whom the CONSULTANT may be legally liable; provided that nothing herein shall 
require a CONSULTANT 
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to defend or indemnify the STATE and the AGENCY and their officers and employees against and hold 
harmless the STATE and the AGENCY and their officers and employees from claims, demands or suits based 
solely upon the negligence of, or breach of any obligation under this AGREEMENT by the STATE and the 
AGENCY, their agents, officers, employees, sub-consultants, subcontractors or vendors, of any tie , or any other 
persons for whom the STATE and /or the AGENCY may be legally liable; and provided further that if the claims 
or suits are caused by or result from the concurrent negligence of (a) the CONSULTANT or the 
CONSULTANT’s agents, employees, sub-consultants, subcontractors or vendors, of any tier, or any other 
persons for whom the CONSULTANT is legally liable, and (b) the STATE and/or AGENCY, their agents, 
officers, employees, sub-consultants, subcontractors and or vendors, of any tier, or any other persons for whom 
the STATE and/or AGENCY may be legally liable, the defense and indemnity obligation shall be valid and 
enforceable only to the extent of the CONSULTANT’s negligence or the negligence of the CONSULTANT’s 
agents, employees, sub-consultants, subcontractors or vendors, of any tier, or any other persons for whom the 
CONSULTANT may be legally liable. This provision shall be included in any AGREEMENT between 
CONSULTANT and any sub-consultant, subcontractor and vendor, of any tier. 

The CONSULTANT shall also defend, indemnify, and hold the STATE and the AGENCY and their officers 
and employees harmless from all claims, demands, or suits at law or equity arising in whole or in part from the 
alleged patent or copyright infringement or other allegedly improper appropriation or use of trade secrets, 
patents, proprietary information, know-how, copyright rights or inventions by the CONSULTANT or the 
CONSULTANT’s agents, employees, sub-consultants, subcontractors or vendors, of any tier, or any other 
persons for whom the CONSULTANT may be legally liable, in performance of the Work under this 
AGREEMENT or arising out of any use in connection with the AGREEMENT of methods, processes, designs, 
information or other items furnished or communicated to STATE and/or the AGENCY, their agents, officers and 
employees pursuant to the AGREEMENT; provided that this indemnity shall not apply to any alleged patent or 
copyright infringement or other allegedly improper appropriation or use of trade secrets, patents, proprietary 
information, know-how, copyright rights or inventions resulting from STATE and/or AGENCY’s, their agents’, 
officers and employees’ failure to comply with specific written instructions regarding use provided to STATE 
and/or AGENCY, their agents, officers and employees by the CONSULTANT, its agents, employees, sub-
consultants, subcontractors or vendors, of any tier, or any other persons for whom the CONSULTANT may be 
legally liable. 
The CONSULTANT’s relation to the AGENCY shall be at all times as an independent contractor. 
Notwithstanding any determination by the Executive Ethics Board or other tribunal, the AGENCY may, in its 
sole discretion, by written notice to the CONSULTANT terminate this AGREEMENT if it is found after due 
notice and examination by the AGENCY that there is a violation of the Ethics in Public Service Act, Chapter 
42.52 RCW; or any similar statute involving the CONSULTANT in the procurement of, or performance under, 
this AGREEMENT. 

The CONSULTANT specifically assumes potential liability for actions brought by the CONSULTANT’s own 
employees or its agents against the STATE and/or the AGENCY and, solely for the purpose of this 
indemnification and defense, the CONSULTANT specifically waives any immunity under the state industrial 
insurance law, Title 51 RCW. The Parties have mutually negotiated this waiver. 

Unless otherwise specified in this AGREEMENT, the AGENCY shall be responsible for administration of 
construction contracts, if any, on the project. Subject to the processing of a new sole source, or an acceptable 
supplemental AGREEMENT, the CONSULTANT shall provide On-Call assistance to the AGENCY during 
contract administration. By providing such assistance, the CONSULTANT shall assume no responsibility for 
proper construction techniques, job site safety, or any construction contractor’s failure to perform its work in 
accordance with the contract documents. 

The CONSULTANT shall obtain and keep in force during the terms of this AGREEMENT, or as otherwise 
required, the following insurance with companies or through sources approved by the State Insurance 
Commissioner pursuant to Title 48 RCW. 
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Insurance Coverage 
A. Worker’s compensation and employer’s liability insurance as required by the STATE.
B. Commercial general liability insurance written under ISO Form CG 00 01 12 04 or its equivalent with

minimum limits of one million dollars ($1,000,000.00) per occurrence and two million dollars
($2,000,000.00) in the aggregate for each policy period.

C. Business auto liability insurance written under ISO Form CG 00 01 10 01 or equivalent providing coverage
for any “Auto” (Symbol 1) used in an amount not less than a one million dollar ($1,000,000.00) combined
single limit for each occurrence.

Excepting the Worker’s Compensation Insurance and any Professional Liability Insurance, the STATE and 
AGENCY, their officers, employees, and agents will be named on all policies of CONSULTANT and any sub- 
consultant and/or subcontractor as an additional insured (the “AIs”), with no restrictions or limitations 
concerning products and completed operations coverage. This coverage shall be primary coverage and non-
contributory and any coverage maintained by the AIs shall be excess over, and shall not contribute with, the 
additional insured coverage required hereunder. The CONSULTANT’s and the sub-consultant’s and/or 
subcontractor’s insurer shall waive any and all rights of subrogation against the AIs. The CONSULTANT shall 
furnish the AGENCY with verification of insurance and endorsements required by this AGREEMENT. The 
AGENCY reserves the right to require complete, certified copies of all required insurance policies at any time. 

All insurance shall be obtained from an insurance company authorized to do business in the State of 
Washington. The CONSULTANT shall submit a verification of insurance as outlined above within fourteen (14) 
days of the execution of this AGREEMENT to: 

Name: 
Agency: 
Address: 
City: State: Zip: 

Email: 

Phone: 
Facsimile: 

No cancellation of the foregoing policies shall be effective without thirty (30) days prior notice to the 
AGENCY. 
The CONSULTANT’s professional liability to the AGENCY, including that which may arise in reference to 
section IX “Termination of Agreement” of this AGREEMENT, shall be limited to the accumulative amount of 
the authorized AGREEMENT or one million dollars ($1,000,000.00), whichever is greater, unless the limit of 
liability is increased by the AGENCY pursuant to Exhibit H. In no case shall the CONSULTANT’s professional 
liability to third parties be limited in any way. 

The parties enter into this AGREEMENT for the sole benefit of the parties, and to the exclusion of any third 
party, and no third party beneficiary is intended or created by the execution of this AGREEMENT. 

The AGENCY will pay no progress payments under section V “Payment Provisions” until the CONSULTANT 
has fully complied with this section. This remedy is not exclusive; and the AGENCY may take such other action 
as is available to it under other provisions of this AGREEMENT, or otherwise in law. 
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XIII. Extra Work
A. The AGENCY may at any time, by written order, make changes within the general scope of this

AGREEMENT in the SERVICES to be performed.
B. If any such change causes an increase or decrease in the estimated cost of, or the time required for,

performance of any part of the SERVICES under this AGREEMENT, whether or not changed by the order,
or otherwise affects any other terms and conditions of this AGREEMENT, the AGENCY shall make an
equitable adjustment in the: (1) maximum amount payable; (2) delivery or completion schedule, or both; and
(3) other affected terms and shall modify this AGREEMENT accordingly.

C. The CONSULTANT must submit any “request for equitable adjustment,” hereafter referred to as “CLAIM,”
under this clause within thirty (30) days from the date of receipt of the written order. However, if the
AGENCY decides that the facts justify it, the AGENCY may receive and act upon a CLAIM submitted
before final payment of this AGREEMENT.

D. Failure to agree to any adjustment shall be a dispute under the section XI “Disputes” clause. However,
nothing in this clause shall excuse the CONSULTANT from proceeding with the AGREEMENT as changed.

E. Notwithstanding the terms and conditions of paragraphs (A.) and (B.) above, the maximum amount payable
for this AGREEMENT, shall not be increased or considered to be increased except by specific written
supplement to this AGREEMENT.

XIV. Endorsement of Plans
If applicable, the CONSULTANT shall place their endorsement on all plans, estimates, or any other engineering 
data furnished by them. 

XV. Federal Review
The Federal Highway Administration shall have the right to participate in the review or examination of the 
SERVICES in progress. 

XVI. Certification of the Consultant and the Agency
Attached hereto as Exhibit “G-1(a and b)” are the Certifications of the CONSULTANT and the AGENCY, 
Exhibit “G-2” Certification Regarding Debarment, Suspension and Other Responsibility Matters - Primary 
Covered Transactions, Exhibit “G-3” Certification Regarding the Restrictions of the Use of Federal Funds for 
Lobbying and Exhibit “G-4” Certificate of Current Cost or Pricing Data. Exhibit “G-3” is required only 
in AGREEMENTS over one hundred thousand dollars ($100,000.00) and Exhibit “G-4” is required only 
in AGREEMENTS over five hundred thousand dollars ($500,000.00.) These Exhibits must be executed by 
the CONSULTANT, and submitted with the master AGREEMENT, and returned to the AGENCY at the 
address listed in section III “General Requirements” prior to its performance of any SERVICES 
under this AGREEMENT. 

XVII. Complete Agreement
This document and referenced attachments contain all covenants, stipulations, and provisions agreed upon by 
the parties. No agent, or representative of either party has authority to make, and the parties shall not be bound 
by or be liable for, any statement, representation, promise or agreement not set forth herein. No changes, 
amendments, or modifications of the terms hereof shall be valid unless reduced to writing and signed by the 
parties as a supplement to this AGREEMENT. 

XVIII. Execution and Acceptance
This AGREEMENT may be simultaneously executed in several counterparts, each of which shall be deemed to 
be an original having identical legal effect. The CONSULTANT does hereby ratify and adopt all statements, 
representations, warranties, covenants, and AGREEMENT’s contained in the proposal, and the supporting 
material submitted by the CONSULTANT, and does hereby accept this AGREEMENT and agrees to all of the 
terms and conditions thereof. 
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XIX. Protection of Confidential Information
The CONSULTANT acknowledges that some of the material and information that may come into its possession 
or knowledge in connection with this AGREEMENT or its performance may consist of information that is 
exempt from disclosure to the public or other unauthorized persons under either chapter 42.56 RCW or other 
local, state, or federal statutes (“State’s Confidential Information”). The “State’s Confidential Information” 
includes, but is not limited to, names, addresses, Social Security numbers, e-mail addresses, telephone numbers, 
financial profiles credit card information, driver’s license numbers, medical data, law enforcement records (or 
any other information identifiable to an individual), STATE and AGENCY source code or object code, STATE 
and AGENCY security data, non-public Specifications, STATE and AGENCY non-publicly available data, 
proprietary software, STATE and AGENCY security data, or information which may jeopardize any part of the 
project that relates to any of these types of information. The CONSULTANT agrees to hold the State’s 
Confidential Information in strictest confidence and not to make use of the State’s Confidential Information for 
any purpose other than the performance of this AGREEMENT, to release it only to authorized employees, sub-
consultants or subcontractors requiring such information for the purposes of carrying out this AGREEMENT, 
and not to release, divulge, publish, transfer, sell, disclose, or otherwise make it known to any other party 
without the AGENCY’s express written consent or as provided by law. The CONSULTANT agrees to release 
such information or material only to employees, sub-consultants or subcontractors who have signed a 
nondisclosure AGREEMENT, the terms of which have been previously approved by the AGENCY. The 
CONSULTANT agrees to implement physical, electronic, and managerial safeguards to prevent unauthorized 
access to the State’s Confidential Information. 
Immediately upon expiration or termination of this AGREEMENT, the CONSULTANT shall, at the 
AGENCY’s option: (i) certify to the AGENCY that the CONSULTANT has destroyed all of the State’s 
Confidential Information; or (ii) returned all of the State’s Confidential Information to the AGENCY; or (iii) 
take whatever other steps the AGENCY requires of the CONSULTANT to protect the State’s Confidential 
Information. 
As required under Executive Order 00-03, the CONSULTANT shall maintain a log documenting the following: 
the State’s Confidential Information received in the performance of this AGREEMENT; the purpose(s) for 
which the State’s Confidential Information was received; who received, maintained, and used the State’s 
Confidential Information; and the final disposition of the State’s Confidential Information. The 
CONSULTANT’s records shall be subject to inspection, review, or audit upon reasonable notice from the 
AGENCY. 
The AGENCY reserves the right to monitor, audit, or investigate the use of the State’s Confidential Information 
collected, used, or acquired by the CONSULTANT through this AGREEMENT. The monitoring, auditing, or 
investigating may include, but is not limited to, salting databases. 
Violation of this section by the CONSULTANT or its sub-consultants or subcontractors may result in 
termination of this AGREEMENT and demand for return of all State’s Confidential Information, monetary 
damages, or penalties 
It is understood and acknowledged that the CONSULTANT may provide the AGENCY with information, which 
is proprietary and/or confidential during the term of this AGREEMENT. The parties agree to maintain the 
confidentiality of such information during the term of this AGREEMENT and afterwards. All materials 
containing such proprietary and/or confidential information shall be clearly identified and marked as 
“Confidential” and shall be returned to the disclosing party at the conclusion of the SERVICES under this 
AGREEMENT. 
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The CONSULTANT shall provide the AGENCY with a list of all information and materials it considers 
confidential and/or proprietary in nature: (a) at the commencement of the term of this AGREEMENT, or (b) as 
soon as such confidential or proprietary material is developed. “Proprietary and/or confidential information” is 
not meant to include any information which, at the time of its disclosure: (i) is already known to the other party; 
(ii) is rightfully disclosed to one of the parties by a third party that is not acting as an agent or representative for
the other party; (iii) is independently developed by or for the other party; (iv) is publicly known; or (v) is
generally utilized by unaffiliated third parties engaged in the same business or businesses as the
CONSULTANT.

The parties also acknowledge that the AGENCY is subject to Washington State and federal public disclosure 
laws. As such, the AGENCY shall maintain the confidentiality of all such information marked proprietary and 
or confidential or otherwise exempt, unless such disclosure is required under applicable state or federal law. If a 
public disclosure request is made to view materials identified as “Proprietary and/or confidential information” or 
otherwise exempt information, the AGENCY will notify the CONSULTANT of the request and of the date that 
such records will be released to the requester unless the CONSULTANT obtains a court order from a court of 
competent jurisdiction enjoining that disclosure. If the CONSULTANT fails to obtain the court order enjoining 
disclosure, the AGENCY will release the requested information on the date specified. 

The CONSULTANT agrees to notify the sub-consultant of any AGENCY communication regarding disclosure 
that may include a sub-consultant’s proprietary and/or confidential information. The CONSULTANT 
notification to the sub-consultant will include the date that such records will be released by the AGENCY to the 
requester and state that unless the sub-consultant obtains a court order from a court of competent jurisdiction 
enjoining that disclosure the AGENCY will release the requested information. If the CONSULTANT and/or 
sub-consultant fail to obtain a court order or other judicial relief enjoining the AGENCY by the release date, the 
CONSULTANT shall waive and release and shall hold harmless and indemnify the AGENCY from all claims of 
actual or alleged damages, liabilities, or costs associated with the AGENCY’s said disclosure of sub-
consultants’ information. 

XX. Records Maintenance
During the progress of the Work and SERVICES provided hereunder and for a period of not less than six (6) 
years from the date of final payment to the CONSULTANT, the CONSULTANT shall keep, retain, and 
maintain all “documents” pertaining to the SERVICES provided pursuant to this AGREEMENT. Copies of all 
“documents” pertaining to the SERVICES provided hereunder shall be made available for review at the 
CONSULTANT’s place of business during normal working hours. If any litigation, claim, or audit is 
commenced, the CONSULTANT shall cooperate with AGENCY and assist in the production of all such 
documents. “Documents” shall be retained until all litigation, claims or audit findings have been resolved even 
though such litigation, claim, or audit continues past the six (6) year retention period. 

For purposes of this AGREEMENT, “documents” means every writing or record of every type and description, 
including electronically stored information (“ESI”), that is in the possession, control, or custody of the 
CONSULTANT, including, without limitation, any and all correspondences, contracts, AGREEMENTs, 
appraisals, plans, designs, data, surveys, maps, spreadsheets, memoranda, stenographic or handwritten notes, 
reports, records, telegrams, schedules, diaries, notebooks, logbooks, invoices, accounting records, work sheets, 
charts, notes, drafts, scribblings, recordings, visual displays, photographs, minutes of meetings, tabulations, 
computations, summaries, inventories, and writings regarding conferences, conversations or telephone 
conversations, and any and all other taped, recorded, written, printed or typed matters of any kind or description; 
every copy of the foregoing whether or not the original is in the possession, custody, or control of the 
CONSULTANT, and every copy of any of the foregoing, whether or not such copy is a copy identical to an 
original, or whether or not such copy contains any commentary or notation whatsoever that does not appear on 
the original. 
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For purposes of this AGREEMENT, “ESI” means any and all computer data or electronic recorded media of any 
kind, including “Native Files”, that are stored in any medium from which it can be retrieved and examined, 
either directly or after translation into a reasonably useable form. ESI may include information and/or 
documentation stored in various software programs such as Email, Outlook, Word, Excel, Access, Publisher, 
PowerPoint, Adobe Acrobat, SQL databases, or any other software or electronic communication programs or 
databases that the CONSULTANT may use in the performance of its operations. ESI may be located on network 
servers, backup tapes, smart phones, thumb drives, CDs, DVDs, floppy disks, work computers, cell phones, 
laptops, or any other electronic device that CONSULTANT uses in the performance of its Work or SERVICES 
hereunder, including any personal devices used by the CONSULTANT or any sub-consultant at home. 

“Native files” are a subset of ESI and refer to the electronic format of the application in which such ESI is 
normally created, viewed, and /or modified 

The CONSULTANT shall include this section XX “Records Maintenance” in every subcontract it enters into in 
relation to this AGREEMENT and bind the sub-consultant to its terms, unless expressly agreed to otherwise in 
writing by the AGENCY prior to the execution of such subcontract. 

In witness whereof, the parties hereto have executed this AGREEMENT as of the day and year shown in the 
“Execution Date” box on page one (1) of this AGREEMENT. 

Signature Date 

Signature Date 

Any modification, change, or reformation of this AGREEMENT shall require approval as to form by the Office 
of the Attorney General. 
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Exhibit A 
Scope of Work 

Project No. 
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 City of Redmond 

2025 Pedestrian & Bicycle Safety Improvements Project 

EXHIBIT A: SCOPE OF WORK 

 
This project will be completed under the Professional Services Agreement between the City of Redmond 

(CITY) and DOWL, LLC. (CONSULTANT), for the 2025 Pedestrian and Bicycle Safety Improvements 

Project. 

 

Project Description 
This project includes the design of new Rectangular Rapid-Flashing Beacon (RRFB) crossings across 

three different sites throughout the city: 164th Avenue NE & NE 87th Street, East Lake Sammamish 

Parkway NE and NE 65th Street, and NE 104th Street (170th Avenue NE – 184th Avenue NE). Project 

elements will include the following: 

 

Site 1: 164th Avenue NE & NE 87th Street   

a) Construction of a new AC-powered RRFB crossing on 164th Avenue NE, on the north side of NE 

87th Street. This will be supplemented by a southbound advance RRFB north of the crossing 

(exact location to be determined). 

b) A second AC-powered RRFB crossing on 164th Avenue NE, approximately 530 feet north of NE 

87th Street.  

c) Project elements at each location will include: 

i. Construction of two ADA ramps at each proposed RRFB. 

ii. Channelization and signage revisions as needed for each proposed RRFB. 

iii. Construction of a concrete median refuge island at each proposed RRFB.  

iv. Restoration of asphalt pavement as needed for the proposed RRFB. 

v. Vegetation removal as needed for RRFB visibility. 

vi. Lighting analysis and design, as needed for crosswalk visibility. 

 

Site 2: East Lake Sammamish Parkway NE    

a) Construction of one new AC-powered RRFB crossing on East Lake Sammamish Parkway NE 

approximately 1,000 feet south of NE 65th Street. Project elements include: 

i. Construction of two ADA ramps at the proposed RRFB. 

ii. Construction of a concrete median refuge island at the proposed RRFB. 

iii. Construction of an asphalt path to connect from the RRFB crossing to the nearest point 

on the East Lake Sammamish Trail. This may require coordination with King County. 

iv. Channelization and signage revisions as needed for the proposed RRFB. 

v. Restoration of asphalt pavement as needed for the proposed RRFB. 

vi. Vegetation removal as needed for RRFB visibility. 

vii. Lighting analysis and design, as needed for crosswalk visibility. 

b) Upgrade of the existing crosswalk for the East Lake Sammamish Trail, on NE 65th Street, west of 

E Lake Sammamish Parkway NE. This will include the installation of a new AC-powered RRFB. 

Project elements include:  

i. Channelization and signage revisions as needed for the proposed RRFB. 

ii. Restoration of asphalt pavement as needed for the proposed RRFB. 

iii. Upgrade of two existing ADA ramps may be required. 
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Site 3: NE 104th Street    

a) Construction of concrete median islands on NE 104th Street at the intersections of 179th Avenue 

NE, 181st Avenue NE, and 184th Avenue NE. 

b) Installation of new painted bicycle lane and buffers on NE 104th Street from 179th Avenue NE to 

184th Avenue NE. 

c) Construction of one new AC-powered RRFB crossing on NE 104th Street, just east of 179th 

Avenue NE. 

i. Construction of two ADA ramps at the proposed RRFB. 

ii. Channelization and signage revisions as needed for the proposed RRFB. 

iii. Construction of a concrete median refuge island at the proposed RRFB.  

iv. Restoration of asphalt pavement as needed for the proposed RRFB. 

v. Vegetation removal as needed for RRFB visibility. 

vi. Lighting analysis and design, as needed for crosswalk visibility. 

d) Upgrade three existing crosswalks to three solar RRFB crossings on NE 104th Street between 

170th Avenue NE and 176th Avenue NE. 

i. Upgrade of six existing ADA ramps may be required. 

ii. Channelization/sign revisions and pavement restoration as needed. 

 

Assumptions 
a) The project is anticipated to be exempt from SEPA.  

b) The project is anticipated to be exempt from an NPDES Construction Stormwater Permit.   

c) The project design will be completed within 12 months of Notice to Proceed (NTP). 

d) The project excludes the following: 

i. Street overlay/reconstruction (except as needed to install new curb and gutter) 

ii. Right-of-Way acquisitions or Temporary Construction Easements.  

 

Project Fee Estimate 
The CONSULTANT fee estimate is included as Exhibit B.  
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Standards / Design References 
Work described in this Scope of Work will be performed by the CONSULTANT in accordance with the 

standards listed below; no order of precedence shall be established by the order of listing. 

 

City of Redmond Publications 

• City of Redmond 2025 Standard Specifications and Details 

• Work Zone Traffic Control Manual 

• City of Redmond 2023 Bicycle Facility Design Manual 

• Charter and Ordinances of the City of Redmond 

• City of Redmond 2022 Stormwater Technical Notebook 

 

Washington State Department of Transportation (WSDOT) Publications 

• Standard Specifications for Road, Bridge, and Municipal Construction (M41-10), current edition 

• Standard Plans for Road, Bridge, and Municipal Construction, (M21-01), current edition 

• Design Manual (M22-01.14), current edition 

• Roadside Manual (2017, M25-30.04), current edition 

• Utilities Manual (2018, M 22-87.09), current edition 

• Amendments and General Special Provisions, current edition 

• Standard Item Table, current edition 

• Traffic Manual (M51-02), current edition 

• Local Agency Guidelines (M36-63.34) 

 

U.S. Department of Transportation Publications 

• Manual of Uniform Traffic Control Devices (MUTCD) for Streets and Highways, current edition 

 

Other Publications / Design Guides 

• American Public Works Association standards 

• Americans With Disabilities Act (ADA), Title III regulations (28 CFR Part 36) 

• NACTO Urban Bikeway Design Guide 

• 2011 Public Right-of-Way Accessibility Guidelines (PROWAG)  

 

Drawing Standards 

• All drawings will be produced and submitted in AutoCAD and PDF format with design files 

prepared using Civil 3D 2024. 

• Drawings will be developed using City of Redmond drafting standards   
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1. PROJECT MANAGEMENT 

1.1. General Project Management 

The CONSULTANT will provide project management and administration, liaison with the CITY, 

scheduling, coordination, quality assurance and quality control, contract administration, filing 

and recordkeeping, and preparation of monthly invoices with progress reports.   

1.2. Project Management Plan (PMP).   

The CONSULTANT will prepare a Project Management Plan, which will include the following 

elements: 

 

a) Team Organizational Chart / Roles and Responsibilities 

b) Stakeholder Management Plan 

c) Scope of Work 

d) Baseline Design Schedule 

e) Design Budget 

f) Quality Management Plan 

 

Assumptions/Exclusions: 

a) Following City review of the draft Project Management Plan, the CONSULTANT will provide 

a final Project Management Plan via email. 

 

City Responsibilities: 

a) The CITY will review and comment on the Draft Project Management Plan. 

 

Deliverables: 

Draft Project Management Plan   Microsoft Word and PDF via email 

Final Project Management Plan    PDF via email 

1.3. Project Schedule and Updates.   

The CONSULTANT will develop a project schedule in Microsoft Project format and provide 

updates on a bi-monthly basis. 

 

Assumptions/Exclusions: 

a) Schedules will document progress, milestones, and timelines as they occur.  

b) Updates to schedules will reflect changes to schedule baseline as approved by the City. 

 

City Responsibilities: 

a) City will assist with schedule development and revision related to internal review 

processes. 

b)  

Deliverables: 

Bi-Monthly Schedule update   Microsoft Project and PDF via email 
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1.4. Monthly Progress Reports and Invoices.   

The CONSULTANT will prepare a monthly progress report and invoice for the duration of the 

contract, including the following: 

1.4.1. Invoice 

a) Invoice with include a cost and billing summary using the City of Redmond’s 

Consultant Invoice Template. 

1.4.2. Progress Report 

a) Summary of activities performed during billing period. 

b) Potential/anticipated out-of-scope work. 

c) Potential/anticipated schedule changes or impacts. 

d) Issues to be resolved. 

 

Assumptions/Exclusions: 

a) One (1) invoice and one (1) progress report will be prepared per month. 

 

City Responsibilities: 

a) Review monthly invoice and progress report and notify Consultant of any issues. 

 

Deliverables: 

Monthly Invoice    PDF via email 

Monthly Progress Report   PDF via email 

1.5. Meetings. 

The CONSULTANT will call the CITY to discuss progress on a bi-weekly basis.   

 

Assumptions/Exclusions: 

a) Additional meetings are included in the Tasks listed below. 

 

City Responsibilities: 

a) Attend bi-weekly check-in call. 

 

Deliverables: 

Meeting Minutes    Via email 

 

2. TOPOGRAPHIC SURVEY  

2.1. Full topographic survey 

The CONSULTANT will perform a boundary and topographic survey for the following areas:  

• Site 1: 

o Intersection of 164th Avenue NE and NE 87th Street 

o 164th Avenue NE approximately 530 feet north of NE 87th Street 
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• Site 2: 

o E Lake Sammamish Parkway approximately 1,000 feet south of NE 65th Street 

o NE 65th Street approximately 150 feet west of E Lake Sammamish Parkway 

• Site 3: 

o Intersection of NE 104th Street and 179th Avenue NE 

 

The boundary and topographic survey will be signed and stamped by a Professional Land 

Surveyor registered in the State of Washington. The survey will include:  

 

a) Location of all right-of-way and street centerlines.  

b) Full right-of-way topography and channelization for the project site. We will indicate 

pavement type, extent of pavement, curb (indicate type of curb, top of curb and flow line 

elevations at 25-foot intervals), landscape, sidewalk, etc. 

c) Survey Control: The horizontal control used for the survey shall be based on the 

Washington State Plane Coordinate System – North Zone NAD 83 (91-HARN). The vertical 

control used for the survey shall be based on the North American Vertical Datum of 1988 

(NAVD-88). The location and elevation of the monuments and benchmarks used shall be 

referenced on the survey.  

d) Basis of Survey – Benchmarks/control points used, benchmark list, source of benchmark. 

e) Indication of all surface features including but not limited to: fences, signs, parking meters, 

light poles, power poles, structures, drainage features, utility features, manholes, catch 

basins, curbs, and other site features.  

f) Contours will be shown at 1-foot intervals.  

g) Location of underground utilities such as sanitary, storm, water, electrical, gas, telephone, 

etc. We will use a private locating service to field locate utilities prior to surveying, the fees 

of which will be billed as a reimbursable expense to the project. We will also research City 

and utility purveyor as-builts to provide a complete depiction of the utilities. The length, 

size, material and direction of flow (where applicable) of the utility should be included. All 

lines between structures shall be drawn and labeled.  

h) For the sanitary, storm, and combined utilities, include rim elevations, invert elevations, 

pipe size and material, direction of flow and type of structure for all structures. At a 

minimum, include on upstream and one downstream structure so that pipe slopes adjacent 

to the project can be determined.  

i) At all intersections, the location of all access ramps, signalization and lighting.  

j) Location of trees and size of trunk, species, and drip line of all trees (6)-inches or greater in 

diameter at standard height (4 ½ feet above grade) within the Project Area. Individual trees 

shall be identified by size and species.  

k) Structures, property lines, fences, appurtenances (existing encroachments, non-

conformances).  

 

Assumptions/Exclusions: 

a) The survey shall be in accordance with City of Redmond Development Standards. 

b) Aerial imagery and Lidar information shall be used for areas where full topographic survey 

is not performed. 

 

45



Exhibit A: Scope of Work  4-28-2025 
City of Redmond 
2025 Pedestrian & Bicycle Safety Improvements Project 
 

  Page 7 of 14 

City Responsibilities: 

a) The CITY will provide as-built record information, if available, for inclusion in the final 

survey.  

 

Deliverables: 

Basemap  AutoCAD and PDF 

3. STORMWATER DESIGN 

The CONSULTANT will prepare a Stormwater Site Plan summarizing the proposed stormwater 

modifications. This work will be done in accordance with the 2022 City of Redmond Stormwater 

Technical Notebook, and the Stormwater Management Manual for Western Washington 

(Drainage Manual) as described below. 

3.1. Threshold Analysis:  

Prepare new impervious, new/replaced hard surfaces and vegetated surfaces, and new PGIS 

(pollution generating impervious surface) maps.  Using the new impervious and new PGIS area 

numbers, perform threshold analysis to determine which minimum design requirements apply to 

this project. 

3.2. Drainage Site Assessment Mapping:   

Prepare drainage basin maps identifying the on-site threshold discharge areas (TDA’s).  Prepare 

a basin map showing the area that discharges storm runoff onto the project site located up-

gradient of the road project (i.e. ‘off-site basins’).  Gather and review sensitive area maps, readily 

available in public records.  The off-site basin map will be prepared using City topographic and 

GIS maps and with limited visual field verification. 

3.3. Off-site Analysis  

Conduct an upstream and a downstream analysis for each TDA associated with the project, and 

review available information previously completed for offsite drainage areas.  This analysis will 

consist of a visual field investigation and reviewing city map records showing stream and storm 

channel corridors.  The field investigation will be conducted on lands where access is readily 

permitted.  Prepare a written assessment and a map showing the contributing upstream areas 

and downstream routes.  The written assessment will include identifying constriction points (such 

as small-sized culverts), evidence of channel erosion or sedimentation, and evidence of flooding, 

along the downstream route.  This task does not include any detailed hydraulic capacity analysis, 

but it can be provided as an optional service.  The off-site analysis will be included in the 

Stormwater Site Plan. 

3.4. Low Impact Development (LID) Assessment:  

Prepare a feasibility assessment for the use of LID BMPs for the project.  The assessment will 

include a documented review of LID BMPs that could be applicable within each TDA. The project 

will follow the requirement of List #1 for projects triggering Minimum Requirements #1 – 5. 
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3.5. Conveyance Layout and Analysis:  

Prepare the layout of conveyance routing and perform storm pipe conveyance calculations. Pipe 

conveyance calculations using the Rational Method and Manning equation will be provided for the 

proposed storm drain system.   

3.6. Stormwater Site Plan:   

Prepare and assemble a 50%, 90%, and final Stormwater Site Plan with the contents limited to 

the task items described in this scope of work.  The report is to include basin maps, design 

criteria, application of the minimum requirements, and a summary of erosion control BMPs.  

3.7. Construction Stormwater Pollution Prevention Plan (SWPPP):  

A formal Department of Ecology SWPPP will be prepared in accordance with the Drainage 

Manual for inclusion in the Final Stormwater Site Plan. 

 

Assumptions: 

a) The drainage design will be completed in accordance with the City of Redmond Stormwater 

Technical Notebook (2022) and the Stormwater Management Manual for Western 

Washington. 

b) To conduct the visual downstream analysis, it is assumed the CONSULTANT can readily 

acquire formal Right of Entry.  

c) Runoff Treatment and Flow Control are not anticipated to be required. 

d) Conveyance improvements are anticipated to be limited to catch basins and pipe near new 

ADA ramps. Significant conveyance improvements are not anticipated. 

 

City Responsibilities: 

The CITY will provide one set of review comments on the Stormwater Site Plan for each 

round of review.  

 

Deliverables: 

50% Stormwater Site Plan    PDF via email 

90% Stormwater Site Plan    PDF via email 

Final Stormwater Site Plan    PDF via email 

 

4. UTILITY COORDINATION 

4.1. Initial Utility Research and Coordination:   

The CONSULTANT will identify potential utility conflicts and coordinate the proposed design 

with the utility providers.   

4.2. 50% Utility Coordination 

The CONSULTANT will contact utilities to discuss impacts, review possible design adjustments, 

and identify potential utility relocations. The CONSULTANT will coordinate power service 

connections for the proposed RRFB crossings. 
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4.3. 90% Utility Coordination 

The CONSULTANT will contact utilities to finalize the list of required utility relocations, power 

service connections, and develop a schedule for completion.  

4.4. 100% Utility Coordination  

The CONSULTANT will provide final plans and specifications to utilities and confirm relocation 

and power service connection schedule.  

 

Assumptions/Exclusions:  

a) It is anticipated that relocation of utility poles will not be required. 

b) Potholing of existing utilities is not included. 

c) Power service connections will be available in the immediate vicinity of the proposed 

RRFB’s. 

 

City Responsibilities: 

a) The CITY will provide contact information for all franchise utility companies located within 

the project limits. 

 

Deliverables: 

Utility Coordination documentation  Email 

5. LIGHTING ANALYSIS 
The CONSULTANT will complete lighting analysis and design, per Redmond Illumination Design 

Manual, for the following locations: 

• Site 1 

o RRFB Crossing: 164th Ave NE / NE 87th Street 

o RRFB Crossing: 164th Avenue NE / 530 feet north of NE 87th Street 

• Site 2 

o RRFB Crossing: East Lake Sammamish Parkway NE / 1,000 feet south of NE 65th 

Street 

• Site 3 

o RRFB Crossing: NE 104th Street / 179th Avenue NE 

 

Deliverables: 

Illuminance and Uniformity Values shown on Plans 

6. 50% DESIGN SUBMITTAL 
The CONSULTANT will prepare construction plans to approximately the 50% level. The 

CONSULTANT will complete the following tasks: 

6.1. Field Review 

The CONSULTANT will conduct a site visit to review existing site conditions for the preparation 

of plans. 
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6.2. 50% Construction Plans.  

The CONSULTANT will develop detailed 50% Construction Plans in accordance with CITY 

standards. An estimated sheet count is included below: 

 

Table A: Estimated Sheet Count (50% Construction Plans) 

Sheets Description 

1 Cover Sheet 

1 Notes, Legend, and Abbreviations 

5 Survey Control Plan 

5 
Site Preparation / Temporary Erosion Sediment  
Control Plan  

2 Typical Sections and Details 

5 Paving and Drainage Plan 

8 ADA Ramp Plan 

8 RRFB Plan 

2 RRFB Details 

4 Illumination Plan 

1 Illumination Details 

5 Channelization and Signing Plan 

47 TOTAL 

 

6.3. 50% Special Provisions.  

The CONSULTANT will prepare project Special Provisions. Special Provisions will be 

developed in accordance with WSDOT and CITY standards.  

6.4. 50% Engineer’s Estimate. 

The CONSULTANT will prepare itemized quantity calculations for all contract bid items. An 

Engineer’s Estimate of construction costs will be prepared. 

6.5. 50% Review Meeting 

The CONSULTANT will attend one meeting to review CITY comments on the 50% Plans, 

Special Provisions, and Estimate. 

Consultant will tabulate and respond to City comments. Tabulation to be provided at 50% 

review meeting.  

 

Assumptions/Exclusions: 

a) N/A 
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City Responsibilities: 

a) The CITY will provide the CONSULTANT with a set of consolidated review comments and 

“redline” review comments on the 50% Construction Plans, Contract Documents, and 

Engineer’s Estimate. The CITY will provide the review comments within 3 weeks of 

submittal. 

 

Deliverables: 

50% Construction Plans (11” X 17”)  PDF via email 

50% Contract Documents   PDF via email 

50% Engineer’s Estimate   PDF via email 

 

7. 90% DESIGN SUBMITTAL 
The CONSULTANT will advance construction documents to approximately the 90% level. The 

CONSULTANT will complete the following tasks: 

7.1. 50% Comments Response. 

The CONSULTANT will prepare responses to all comments received from the CITY at 

the 50% review. The CONSULTANT will submit draft responses to the CITY for review 

and concurrence within 1 week of the 50% review meeting.  Final responses will be 

included with the 90% design submittal. 

7.2. 90% Construction Plans.  

The CONSULTANT will address CITY comments from the 50% review, and advance 

plans to the 90% complete stage. 

7.3. 90% Special Provisions.  

The CONSULTANT will address CITY comments from the 50% review, and advance 

special provisions to the 90% complete stage.  

7.4. 90% Engineer’s Estimate. 

The CONSULTANT will address CITY comments from the 50% review, and advance 

engineer’s estimate to the 90% complete stage.  

 

7.5. 90% Review Meeting 

The CONSULTANT will attend one meeting to review CITY comments on the 90% Plans, 

Special Provisions, and Estimate. Consultant will tabulate and respond to City comments. 

Tabulation to be provided at 90% review meeting.  

Assumptions/Exclusions: 

a) N/A 
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City Responsibilities 

a) The CITY will provide the CONSULTANT with a set of review comments and “redline” 

review comments on the 90% Construction Plans, Special Provisions, and Cost Estimate. 

The CITY will provide the review comments within 3 weeks of submittal. 

Deliverables: 

50% Comments Response   PDF via email 

90% Construction Plans (11” X 17”)  PDF via email 

90% Special Provisions   PDF via email 

90% Engineer’s Estimate   PDF via email 

 

8. FINAL DESIGN SUBMITTAL 
The CONSULTANT will develop the project design to the final stage, and complete the following: 

 

8.1. 90% Comments Response.  

The CONSULTANT will prepare responses to all comments received from the CITY at 

the 90% review. 

8.2. 100% Construction Plans.  

The CONSULTANT will address CITY comments from the 90% review, and provide a 

complete, bid-ready set of Construction Plans. 

8.3. 100% Special Provisions.  

The CONSULTANT will address CITY comments from the 90% review, and provide a 

complete, bid-ready set of Special Provisions. 

8.4. 100% Engineer’s Estimate.  

The CONSULTANT will address CITY comments from the 90% review and advance the 

Engineer’s Estimate to the 100% complete stage. 

8.5. Final PS&E. 

The CONSULTANT will provide the final Plans, Specifications, and Cost Estimate to the 

CITY for approval.  

 

Assumptions/Exclusions: 

a) N/A 

 

City Responsibilities 

a) The CITY will provide the front-end contract documents. The CONSULTANT will fill in bid 

schedule information and make any necessary revisions. 

b) The CONSULTANT will combine the front-end and the Special Provisions.   

c) The CITY will upload the plans and specifications to Builder’s Exchange of Washington, for 

distribution to Contractors. 
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Deliverables: 

90% Comments Response   PDF  

100% Construction Plans (11” X 17”)  PDF and AutoCAD  

100% Contract Documents   PDF  

100% Engineer’s Estimate   PDF  

9. BIDDING SUPPORT 
The CONSULTANT will provide the CITY with bidding support, as follows: 

9.1. Response to Contractor Questions 

The CONSULTANT will prepare written responses to Contractor questions. 

Assumptions/Exclusions: 

a) N/A 

City Responsibilities 

a) The CITY will forward questions to the CONSULTANT for review and response. 

b) The CITY will compile responses and issue a formal response to contractors. 

Deliverables: 

Response to Contractor questions  Email 
 

10. CONSTRUCTION SUPPORT 
The CONSULTANT will provide the CITY with construction support, as follows:  

10.1. Request For Information (RFI) Response 

The CONSULTANT will prepare written responses to Contractor RFI’s, as requested by the 

CITY.  

Assumptions/Exclusions: 

a) This scope assumes that responses for up to five (5) RFI’s will be required. 

City Responsibilities 

a) The CITY will forward questions to the CONSULTANT for review and response. 

b) The CITY will review CONSULTANT responses. 

Deliverables: 

RFI Response    via Email  

10.2. Request For Approval of Materials (RAM) 

The CONSULTANT will response to Contractor RAM for select items, as requested by the 

CITY.  
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Assumptions/Exclusions: 

a) This scope assumes that the CONSULTANT will review RAM for up to approximately 10 

items. 

City Responsibilities 

a) The CITY will forward RAM requests to the CONSULTANT for review and response. 

b) The CITY will review CONSULTANT responses. 

Deliverables: 

RAM Response    via Email 

10.3. Site Visits 

The CONSULTANT will conduct up to five site field visits during construction.   

Assumptions/Exclusions: 

a) These services do not include approval of subgrade, soils density testing or concrete 

testing.  

Deliverables: 

Inspector’s Daily Report (5)    via Email 

10.4. As-Built Drawings 

The CONSULTANT will prepare as-built drawings incorporating approved changes during 

construction.  The as-built drawings will be based on design changes approved by the 

CONSULTANT and the City during construction.  

Assumptions/Exclusions: 

a) The as-built drawings will be based on City-provided redlines to the plans; topographic 

survey is not included. 

Deliverables: 

As-Built Drawings    PDF via Email 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2021 

Exhibit B 
DBE Participation Plan 

In the absents of a mandatory DBE goal, a voluntary SBE goal amount of ten percent of the Consultant Agreement 
is established. The Consultant shall develop a SBE Participation Plan prior to commencing work. Although the 
goal is voluntary, the outreach efforts to provide SBE maximum practicable opportunities are not. 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2021 

Exhibit C 
Preparation and Delivery of Electronic Engineering and Other Data 

In this Exhibit the agency, as applicable, is to provide a description of the format and standards the consultant is 
to use in preparing electronic files for transmission to the agency. The format and standards to be provided may 
include, but are not limited to, the following: 

I. Surveying, Roadway Design & Plans Preparation Section

A. Survey Data

B. Roadway Design Files

C. Computer Aided Drafting Files
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2021 

D. Specify the Agency’s Right to Review Product with the Consultant

E. Specify the Electronic Deliverables to Be Provided to the Agency

F. Specify What Agency Furnished Services and Information Is to Be Provided
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2021 

II. Any Other Electronic Files to Be Provided

III. Methods to Electronically Exchange Data
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2021 

A. Agency Software Suite

B. Electronic Messaging System

C. File Transfers Format
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Negotiated Hourly Rate Consultant Agreement  Revised 07/30/2021 

Exhibit D 
Prime Consultant Cost Computations 
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Project Name: Pedestrian & Bicycle Safety Improvements
Project Number: 2520
Consultant: DOWL

NEGOTIATED HOURLY RATES

Overhead
Fee 

(Profit)
Total 

Hourly
Classification Hours 165% 27% Rate

145 92.22$     $152.61 $25.18 $270 $39,150
76 76.85$     $127.17 $20.98 $225 $17,100

433 58.07$     $96.09 $15.85 $170 $73,618
444 49.53$     $81.96 $13.52 $145 $64,386
286 59.77$     $98.91 $16.32 $175 $50,048
31 71.73$     $118.70 $19.58 $210 $6,510
45 44.41$     $73.49 $12.12 $130 $5,851
45 39.28$     $65.00 $10.72 $115.00 $5,175
4 40.99$     $67.82 $11.19 $120.00 $480

Total Hours 1,509 Subtotal: $262,319

REIMBURSABLES
$158

Subtotal: $158

SUBCONSULTANT COSTS (See Exhibit E)
APS $3,000

Subtotal: $3,000

Total: $265,477

Contingency: 35,000

GRAND TOTAL: $300,477

TotalDSC

Exhibit D

Consultant Fee Determination

Senior Manager III
Engineer VII
Engineer III
Engineer II

Accounting

Mileage
Reproduction (copies, plots, etc.)
Miscellanous

Engineering Technician V
Professional Land Surveyor IX
Survey Technician VI
Survey Technician IV

Agreement Exhibit D
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Local Agency A&E Professional Services Agreement Number ____________ 
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Exhibit E 
Sub-consultant Cost Computations 

If no sub-consultant participation listed at this time. The CONSULTANT shall not sub-contract for the 
performance of any work under this AGREEMENT without prior written permission of the AGENCY. Refer to 
section VI “Sub-Contracting” of this AGREEMENT. 
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Project Name: Pedestrian & Bicycle Safety Improvements
Project Number: 2520
Consultant: DOWL

Work Description Amount
Utility Locates $3,000

Total: $3,000

The City permits subcontracts for the following portions of work of the Agreement:

Subconsultant

EXHIBIT E

Subcontracted Work

APS

Agreement Exhibit E
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Exhibit F - Title VI Assurances Appendix A & E 
APPENDIX A

During the performance of this contract, the contractor, for itself, its assignees, and successors in 
interest (hereinafter referred to as the "contractor") agrees as follows:

1. Compliance with Regulations: The contractor (hereinafter includes consultants) will comply with the Acts
and the Regulations relative to Non-discrimination in Federally-assisted programs of the U.S. Department of
Transportation, (Federal Highway Administration), as they may be amended from time to time, which are
herein incorporated by reference and made a part of this contract.

2. Non-discrimination: The contractor, with regard to the work performed by it during the contract, will not
discriminate on the grounds of race, color, or national origin in the selection and retention of subcontractors,
including procurements of materials and leases of equipment. The contractor will not participate directly or
indirectly in the discrimination prohibited by the Acts and the Regulations, including employment practices
when the contract covers any activity, project, or program set forth in Appendix B of 49 CFR Part 21.
[Include Washington State Department of Transportation specific program requirements.]

3. Solicitations for Subcontracts, Including Procurements of Materials and Equipment: In all solicitations,
either by competitive bidding, or negotiation made by the contractor for work to be performed under a
subcontract, including procurements of materials, or leases of equipment, each potential subcontractor or
supplier will be notified by the contractor of the contractor's obligations under this contract and the Acts and the
Regulations relative to Non-discrimination on the grounds of race, color, or national origin. [Include
Washington State Department of Transportation specific program requirements.]

4. Information and Reports: The contractor will provide all information and reports required by the Acts, the
Regulations, and directives issued pursuant thereto and will permit access to its books, records, accounts, other
sources of information, and its facilities as may be determined by the Recipient or the (Federal Highway
Administration) to be pertinent to ascertain compliance with such Acts, Regulations, and instructions. Where
any information required of a contractor is in the exclusive possession of another who fails or refuses to furnish
the information, the contractor will so certify to the Recipient or the (Federal Highway Administration), as
appropriate, and will set forth what efforts it has made to obtain the information.

5. Sanctions for Noncompliance: In the event of a contractor's noncompliance with the Non- discrimination
provisions of this contract, the Recipient will impose such contract sanctions as it or the (Federal Highway
Administration) may determine to be appropriate, including, but not limited to:

a. withholding payments to the contractor under the contract until the contractor complies; and/or
b. cancelling, terminating, or suspending a contract, in whole or in part.

6. Incorporation of Provisions: The contractor will include the provisions of paragraphs one through six in every
subcontract, including procurements of materials and leases of equipment, unless exempt by the Acts, the
Regulations and directives issued pursuant thereto. The contractor will take action with respect to any
subcontract or procurement as the Recipient or the (Federal Highway Administration) may direct as a means
of enforcing such provisions including sanctions for noncompliance. Provided, that if the contractor becomes
involved in, or is threatened with litigation by a subcontractor, or supplier because of such direction, the
contractor may request the Recipient to enter into any litigation to protect the interests of the Recipient. In
addition, the contractor may request the United States to enter into the litigation to protect the interests of the
United States.
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Exhibit F - Title VI Assurances Appendix A & E 
APPENDIX E

During the performance of this contract, the contractor, for itself, its assignees, and successors in interest 
(hereinafter referred to as the "contractor") agrees to comply with the following non-discrimination statutes 
and authorities; including but not limited to:

Pertinent Non-Discrimination Authorities:

• Title VI of the Civil Rights Act of 1964 (42 U.S.C. § 2000d et seq., 78 stat. 252), (prohibits
discrimination on the basis of race, color, national origin); and 49 CFR Part 21.

• The Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, (42 U.S.C. §
4601), (prohibits unfair treatment of persons displaced or whose property has been acquired because of
Federal or Federal-aid programs and projects);

• Federal-Aid Highway Act of 1973, (23 U.S.C. § 324 et seq.), (prohibits discrimination on the basis of
sex);

• Section 504 of the Rehabilitation Act of 1973, (29 U.S.C. § 794 et seq.), as amended, (prohibits
discrimination on the basis of disability); and 49 CFR Part 27;

• The Age Discrimination Act of 1975, as amended, (42 U.S.C. § 6101 et seq.), (prohibits discrimination
on the basis of age);

• Airport and Airway Improvement Act of 1982, (49 USC § 471, Section 47123), as amended, (prohibits
discrimination based on race, creed, color, national origin, or sex);

• The Civil Rights Restoration Act of 1987, (PL 100-209), (Broadened the scope, coverage and
applicability of Title VI of the Civil Rights Act of 1964, The Age Discrimination Act of 1975 and
Section 504 of the Rehabilitation Act of 1973, by expanding the definition of the terms "programs or
activities" to include all of the programs or activities of the Federal-aid recipients, sub-recipients and
contractors, whether such programs or activities are Federally funded or not);

• Titles II and III of the Americans with Disabilities Act, which prohibit discrimination on the basis of
disability in the operation of public entities, public and private transportation systems, places of public
accommodation, and certain testing entities (42 U.S.C. §§ 12131-12189) as implemented by
Department of Transportation regulations at 49 C.F.R. parts 37 and 38;

• The Federal Aviation Administration's Non-discrimination statute (49 U.S.C. § 47123) (prohibits
discrimination on the basis of race, color, national origin, and sex);

• Executive Order 12898, Federal Actions to Address Environmental Justice in Minority Populations and
Low-Income Populations, which ensures discrimination against minority populations by discouraging
programs, policies, and activities with disproportionately high and adverse human health or
environmental effects on minority and low-income populations;

• Executive Order 13166, Improving Access to Services for Persons with Limited English Proficiency,
and resulting agency guidance, national origin discrimination includes discrimination because of limited
English proficiency (LEP). To ensure compliance with Title VI, you must take reasonable steps to
ensure that LEP persons have meaningful access to your programs (70 Fed. Reg. at 74087 to 74100);

• Title IX of the Education Amendments of 1972, as amended, which prohibits you from discriminating
because of sex in education programs or activities (20 U.S.C. 1681 et seq).
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Exhibit G 
Certification Document 

Exhibit G-1(a) Certification of Consultant 
Exhibit G-1(b) Certification of 
Exhibit G-2 

Exhibit G-3 

Certification Regarding Debarment, Suspension and Other Responsibility Matters - Primary 
Covered Transactions 

Certification Regarding the Restrictions of the Use of Federal Funds for Lobbying 

Certificate of Current Cost or Pricing Data Exhibit G-4
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Exhibit G-1(a) Certification of Consultant 
I hereby certify that I am the and duly authorized representative of the firm of  

______________________________________________________________________________________ 
whose address is 

______________________________________________________________________________________ 

and that neither the above firm nor I have 

a) Employed or retained for a commission, percentage, brokerage, contingent fee, or other consideration,
any firm or person (other than a bona fide employee working solely for me or the above CONSULTANT)
to solicit or secure this AGREEMENT;

b) Agreed, as an express or implied condition for obtaining this contract, to employ or retain the services of
any firm or person in connection with carrying out this AGREEMENT; or

c) Paid, or agreed to pay, to any firm, organization or person (other than a bona fide employee working
solely for me or the above CONSULTANT) any fee, contribution, donation, or consideration of any kind
for, or in connection with, procuring or carrying out this AGREEMENT; except as hereby expressly
stated (if any);

I acknowledge that this certificate is to be furnished to the _________________________________________ 
and the Federal Highway Administration, U.S. Department of Transportation in connection with this 
AGREEMENT involving participation of Federal-aid highway funds, and is subject to applicable State and 
Federal laws, both criminal and civil. 

Consultant (Firm Name) 

Signature (Authorized Official of Consultant) Date 
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Exhibit G-1(b) Certification of ________________________________________ 
I hereby certify that I am the: 

Other 
of the _______________________________________, and ________________________________________ 
or its representative has not been required, directly or indirectly as an express or implied condition in connection 
with obtaining or carrying out this AGREEMENT to: 

a) Employ or retain, or agree to employ to retain, any firm or person; o
b) Pay, or agree to pay, to any firm, person, or organization, any fee, contribution, donation, or

consideration of any kind; except as hereby expressly stated (if any):

I acknowledge that this certificate is to be furnished to the ___________________________________________ 
and the Federal Highway Administration, U.S. Department of Transportation, in connection with this 
AGREEMENT involving participation of Federal-aid highway funds, and is subject to applicable State and 
Federal laws, both criminal and civil. 

Signature Date 
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Exhibit G-2 Certification Regarding Debarment Suspension and Other Responsibility 
Matters - Primary Covered Transactions 

I. The prospective primary participant certifies to the best of its knowledge and belief, that it and its
principals:
A. Are not presently debarred, suspended, proposed for debarment, declared ineligible, or voluntarily

excluded from covered transactions by any Federal department or agency;

B. Have not within a three (3) year period preceding this proposal been convicted of or had a civil
judgment rendered against them for commission of fraud or a criminal offense in connection with
obtaining, attempting to obtain, or performing a public (Federal, State, or local) transaction or
contract under a public transaction; violation of Federal or State anti-trust statues or commission of
embezzlement, theft, forgery, bribery, falsification or destruction of records, making false statements,
or receiving stolen property;

C. Are not presently indicted for or otherwise criminally or civilly charged by a governmental entity
(Federal, State, or local) with commission of any of the offenses enumerated in paragraph (1)(b) of
this certification; an

D. Have not within a three (3) year period preceding this application / proposal had one or more public
transactions (Federal, State and local) terminated for cause or default.

II. Where the prospective primary participant is unable to certify to any of the statements in this
certification such prospective participant shall attach an explanation to this proposal.

Consultant (Firm Name) 

Signature (Authorized Official of Consultant) Date 
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Exhibit G-3 Certification Regarding the Restrictions of the Use of Federal Funds for 
Lobbying 
The prospective participant certifies, by signing and submitting this bid or proposal, to the best of his or her 
knowledge and belief, that: 

1. No Federal appropriated funds have been paid or will be paid, by or on behalf of the undersigned, to any
person for influencing or attempting to influence an officer or employee of any Federal agency, a
Member of Congress, an officer or employee of Congress, or any employee of a Member of Congress in
connection with the awarding of any Federal contract, the making of any Federal grant, the making of
any Federal loan, the entering into of any cooperative AGREEMENT, and the extension, continuation,
renewal, amendment, or modification of Federal contract, grant, loan or cooperative AGREEMENT.

2. If any funds other than Federal appropriated funds have been paid or will be paid to any person for
influencing or attempting to influence an officer or employee of any Federal agency, a Member of
Congress, an officer or employee of Congress, or an employee of a Member of Congress in connection
with this Federal contract, grant, loan or cooperative AGREEMENT, the undersigned shall complete and
submit Standard Form - LLL, “Disclosure Form to Report Lobbying,” in accordance with its
instructions.

This certification is a material representation of fact upon which reliance was placed when this
transaction was made or entered into. Submission of this certification is a prerequisite for making or
entering into this transaction imposed by Section 1352, Title 31, U.S. Code. Any person who fails to file
the require certification shall be subject to a civil penalty of not less than $10,000.00, and not more than
$100,000.00 for each such failure.

The prospective participant also agrees by submitting his or her bid or proposal that he or she shall
require that the language of this certification be included in all lower tier sub-contracts, which exceed
$100,000 and that all such sub-recipients shall certify and disclose accordingly.

Consultant (Firm Name) 

Signature (Authorized Official of Consultant) Date 
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Exhibit G-4 Certification of Current Cost or Pricing Data 
This is to certify that, to the best of my knowledge and belief, the cost or pricing data (as defined in section of 
the Federal Acquisition Regulation (FAR) and required under FAR subsection 15.403-4) submitted, either 
actually or by specific identification in writing, to the Contracting Officer or to the Contracting Officer’s 
representative in support of ______________________________________* are accurate, complete, and current 
as of ______________________________________________**. 
This certification includes the cost or pricing data supporting any advance AGREEMENT’s and forward pricing 
rate AGREEMENT’s between the offer or and the Government that are part of the proposal. 

Firm: ___________________________________________________________________________ 

Signature Title 

Date of Execution __________________________________________________________***: 

*Identify the proposal, quotation, request for pricing adjustment, or other submission involved, giving the appropriate identifying number (e.g. project title.)
**Insert the day, month, and year, when price negotiations were concluded and price AGREEMENT was reached.
***Insert the day, month, and year, of signing, which should be as close as practicable to the date when the price negotiations were concluded and the
contract price was agreed to.
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Exhibit H 
Liability Insurance Increase 

To Be Used Only If Insurance Requirements Are Increased 
The professional liability limit of the CONSULTANT to the AGENCY identified in Section XII, Legal Relations 
and Insurance of this Agreement is amended to $ _______________________ . 

The CONSULTANT shall provide Professional Liability insurance with minimum per occurrence limits in the 
amount of $ __________________________________. 
Such insurance coverage shall be evidenced by one of the following methods: 

• Certificate of Insurance
• Self-insurance through an irrevocable Letter of Credit from a qualified financial institution

Self-insurance through documentation of a separate fund established exclusively for the payment of professional 
liability claims, including claim amounts already reserved against the fund, safeguards established for payment 
from the fund, a copy of the latest annual financial statements, and disclosure of the investment portfolio for 
those funds. 

Should the minimum Professional Liability insurance limit required by the AGENCY as specified above exceed 
$1 million per occurrence or the value of the contract, whichever is greater, then justification shall be submitted 
to the Federal Highway Administration (FHWA) for approval to increase the minimum insurance limit. 
If FHWA approval is obtained, the AGENCY may, at its own cost, reimburse the CONSULTANT for the 
additional professional liability insurance required. 

Notes: Cost of added insurance requirements: $ ___________________________. 
• Include all costs, fee increase, premiums.
• This cost shall not be billed against an FHWA funded project.
• For final contracts, include this exhibit

______________________________________________________________________ 
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Exhibit I 
Alleged Consultant Design Error Procedures 

The purpose of this exhibit is to establish a procedure to determine if a consultant has alleged design error is of a 
nature that exceeds the accepted standard of care. In addition, it will establish a uniform method for the 
resolution and/or cost recovery procedures in those instances where the agency believes it has suffered some 
material damage due to the alleged error by the consultant. 

Step 1 Potential Consultant Design Error(s) is Identified by Agency’s Project Manager 
At the first indication of potential consultant design error(s), the first step in the process is for the 
Agency’s project manager to notify the Director of Public Works or Agency Engineer regarding the 
potential design error(s). For federally funded projects, the Region Local Programs Engineer should be 
informed and involved in these procedures. (Note: The Director of Public Works or Agency Engineer 
may appoint an agency staff person other than the project manager, who has not been as directly 
involved in the project, to be responsible for the remaining steps in these procedures.) 

Step 2 Project Manager Documents the Alleged Consultant Design Error(s) 
After discussion of the alleged design error(s) and the magnitude of the alleged error(s), and with the 
Director of Public Works or Agency Engineer’s concurrence, the project manager obtains more detailed 
documentation than is normally required on the project. Examples include all decisions and descriptions 
of work, photographs, records of labor, materials, and equipment. 

Step 3 Contact the Consultant Regarding the Alleged Design Error(s) 
If it is determined that there is a need to proceed further, the next step in the process is for the project 
manager to contact the consultant regarding the alleged design error(s) and the magnitude of the alleged 
error(s). The project manager and other appropriate agency staff should represent the agency and the 
consultant should be represented by their project manager and any personnel (including sub-consultants) 
deemed appropriate for the alleged design error(s) issue. 

Step 4 Attempt to Resolve Alleged Design Error with Consultant 
After the meeting(s) with the consultant have been completed regarding the consultant’s alleged design 
error(s), there are three possible scenarios: 

• It is determined via mutual agreement that there is not a consultant design error(s). If this is the case,
then the process will not proceed beyond this point.

• It is determined via mutual agreement that a consultant design error(s) occurred. If this is the case,
then the Director of Public Works or Agency Engineer, or their representatives, negotiate a settlement
with the consultant. The settlement would be paid to the agency or the amount would be reduced
from the consultant’s agreement with the agency for the services on the project in which the design
error took place. The agency is to provide LP, through the Region Local Programs Engineer, a
summary of the settlement for review and to make adjustments, if any, as to how the settlement
affects federal reimbursements. No further action is required.

• There is not a mutual agreement regarding the alleged consultant design error(s). The consultant may
request that the alleged design error(s) issue be forwarded to the Director of Public Works or Agency
Engineer for review. If the Director of Public Works or Agency Engineer, after review with their legal
counsel, is not able to reach mutual agreement with the consultant, proceed to Step 5.
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Step 5 Forward Documents to Local Programs 
For federally funded projects, all available information, including costs, should be forwarded through the 
Region Local Programs Engineer to LP for their review and consultation with the FHWA. LP will meet 
with representatives of the agency and the consultant to review the alleged design error(s), and attempt to 
find a resolution to the issue. If necessary, LP will request assistance from the Attorney General’s Office 
for legal interpretation. LP will also identify how the alleged error(s) affects eligibility of project costs 
for federal reimbursement. 

• If mutual agreement is reached, the agency and consultant adjust the scope of work and costs to
reflect the agreed upon resolution. LP, in consultation with FHWA, will identify the amount of federal
participation in the agreed upon resolution of the issue.

• If mutual agreement is not reached, the agency and consultant may seek settlement by arbitration or
by litigation.
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Exhibit J 
Consultant Claim Procedures 

The purpose of this exhibit is to describe a procedure regarding claim(s) on a consultant agreement. The 
following procedures should only be utilized on consultant claims greater than $1,000. If the consultant’s 
claim(s) total a $1,000 or less, it would not be cost effective to proceed through the outlined steps. It is 
suggested that the Director of Public Works or Agency Engineer negotiate a fair and reasonable price for the 
consultant’s claim(s) that total $1,000 or less. 

This exhibit will outline the procedures to be followed by the consultant and the agency to consider a potential 
claim by the consultant. 

Step 1 Consultant Files a Claim with the Agency Project Manager 
If the consultant determines that they were requested to perform additional services that were outside of 
the agreement’s scope of work, they may be entitled to a claim. The first step that must be completed is 
the request for consideration of the claim to the Agency’s project manager. 

The consultant’s claim must outline the following: 
• Summation of hours by classification for each firm that is included in the claim
• Any correspondence that directed the consultant to perform the additional work;
• Timeframe of the additional work that was outside of the project scope;
• Summary of direct labor dollars, overhead costs, profit and reimbursable costs associated with the

additional work; and

• Explanation as to why the consultant believes the additional work was outside of the agreement
scope of work.

Step 2 Review by Agency Personnel Regarding the Consultant’s Claim for Additional Compensation 
After the consultant has completed step 1, the next step in the process is to forward the request to the 
Agency’s project manager. The project manager will review the consultant’s claim and will met with the 
Director of Public Works or Agency Engineer to determine if the Agency agrees with the claim. If the 
FHWA is participating in the project’s funding, forward a copy of the consultant’s claim and the 
Agency’s recommendation for federal participation in the claim to the WSDOT Local Programs through 
the Region Local Programs Engineer. If the claim is not eligible for federal participation, payment will 
need to be from agency funds. 

If the Agency project manager, Director of Public Works or Agency Engineer, WSDOT Local Programs 
(if applicable), and FHWA (if applicable) agree with the consultant’s claim, send a request memo, 
including backup documentation to the consultant to either supplement the agreement, or create a new 
agreement for the claim. After the request has been approved, the Agency shall write the supplement 
and/or new agreement and pay the consultant the amount of the claim. Inform the consultant that the 
final payment for the agreement is subject to audit. No further action in needed regarding the claim 
procedures. 
If the Agency does not agree with the consultant’s claim, proceed to step 3 of the procedures. 
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Step 3 Preparation of Support Documentation Regarding Consultant’s Claim(s) 
If the Agency does not agree with the consultant’s claim, the project manager shall prepare a summary 
for the Director of Public Works or Agency Engineer that included the following: 

• Copy of information supplied by the consultant regarding the claim;
• Agency’s summation of hours by classification for each firm that should be included in the claim
• Any correspondence that directed the consultant to perform the additional work;
• Agency’s summary of direct labor dollars, overhead costs, profit and reimbursable costs associate

with the additional work;

• Explanation regarding those areas in which the Agency does/does not agree with the consultant’s
claim(s);

• Explanation to describe what has been instituted to preclude future consultant claim(s); and
• Recommendations to resolve the claim.

Step 4 Director of Public Works or Agency Engineer Reviews Consultant Claim and Agency 
Documentation 

The Director of Public Works or Agency Engineer shall review and administratively approve or 
disapprove the claim, or portions thereof, which may include getting Agency Council or Commission 
approval (as appropriate to agency dispute resolution procedures). If the project involves federal 
participation, obtain concurrence from WSDOT Local Programs and FHWA regarding final settlement 
of the claim. If the claim is not eligible for federal participation, payment will need to be from agency 
funds. 

Step 5 Informing Consultant of Decision Regarding the Claim 
The Director of Public Works or Agency Engineer shall notify (in writing) the consultant of their final 
decision regarding the consultant’s claim(s). Include the final dollar amount of the accepted claim(s) and 
rationale utilized for the decision. 

Step 6 Preparation of Supplement or New Agreement for the Consultant’s Claim(s) 
The agency shall write the supplement and/or new agreement and pay the consultant the amount of the 
claim. Inform the consultant that the final payment for the agreement is subject to audit 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-095
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Public Works Aaron Bert 425-556-2786

DEPARTMENT STAFF:

Public Works Lisa Rigg Senior Engineer

Public Works John Mork Senior Engineer

Public Works Doug De Vries Utility Engineering Manager

Public Works Steve Gibbs Capital Projects Division Manager

Public Works Chris Stenger Deputy Director

TITLE:
Approval of a Consultant Agreement with Consor, in the Amount of $435,515, for the Willows Road Watermain

Extension (NE 116th St to NE 124th St) Project

OVERVIEW STATEMENT:
Public Works is requesting approval of a consultant agreement with Consor in the amount of $435,515 for design
services for the Willows Road Watermain Extension (NE 116th St to NE 124th St) Project, Project 2210. The City has
committed to construct 1300 linear feet (LF) of 12-inch watermain in an interlocal agreement with City of Kirkland as a
part of the Proctor Willows Development.

Tri Pointe Homes Washington entered into a Voluntary Agreement for Payment of Funds in Lieu of Frontage
Improvements for $828,000 ($328,000 for road widening, sidewalk and planter strip improvements and $500,000 for
culvert replacement triggered by the frontage improvements) as part of the Proctor Willows Phase 3 Development. This
work was originally included in the scope of the Willows Road Watermain Improvement project. Following the project
kickoff, it was determined by staff that the frontage improvements and associated mitigation would cost substantially
more than the contribution amount and would add permitting that would push the project out significantly beyond the
planned project timeline. A request was presented to the Governance Committee to allow the watermain extension to
move forward without the sidewalk and mitigation work. On April 17th the Governance Committee approved the revised
project scope. The watermain extension is required to be completed in 2026 per an Interlocal Agreement with Kirkland
and a also needed to serve customers along Willows Road that currently do not have access to City of Redmond water.
To allow the watermain work to stay on schedule, the frontage improvement work and associated mitigation will be
done as a separate project in the future.

Three consultant Statement of Qualification (SOQ) documents were selected from the MRSC roster for Engineering
Services. The SOQs were reviewed and rated by three stakeholders to select a consultant. Consor‘s SOQ was rated the
highest for this project.  A scope and budget was then developed with Consor to move forward. 
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Date: 6/17/2025 File No. AM No. 25-095
Meeting of: City Council Type: Consent Item

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Water System Plan

· Required:
Council approval is required to award an Architectural and Engineering Services agreement that exceeds
$50,000 (2018 City Resolution 1503)

· Council Request:
N/A

· Other Key Facts:
Per the Interlocal Agreement with City of Kirkland dated March 31, 2021, the City of Redmond is required to
construct the Willows Road Watermain Extension by December 31, 2026.

The watermain design will take into account the need to replace the culverts in the future and will be
constructed to minimize any possible future conflict with culvert construction.

OUTCOMES:
The project will provide a section of 12” watermain in Willows Road that will provide direct service to several parcels
and will increase the looping of the system, resulting in improved water system reliability and fire protection.  

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
N/A

· Outreach Methods and Results:
N/A

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
$435,515

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A
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Date: 6/17/2025 File No. AM No. 25-095
Meeting of: City Council Type: Consent Item

Budget Offer Number:
CIP

Budget Priority:
Healthy and Sustainable

Other budget impacts or additional costs: ☐  Yes ☒  No ☐  N/A
If yes, explain:
N/A

Funding source(s):
Water CIP

Budget/Funding Constraints:
None

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/3/2025 Committee of the Whole - Planning and Public Works Approve

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
The Interlocal Agreement with Kirkland requires completion of construction by December 31, 2026.

ANTICIPATED RESULT IF NOT APPROVED:
Not approving the design contract affects the anticipated city project timeline for construction and the completion of
this project would be delayed according to CIP budget documents. The city would not be in compliance with the
conditions of the Interlocal Agreement with Kirkland.

ATTACHMENTS:
Attachment A: CIP Project Information Sheet
Attachment B: Consor Consultant Agreement
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Project Name:

Project Status: Time Frame:

Functional Area(s): Budget Priority:

Relevant Plan(s): Citywide Rank:

Neighborhood: Functional Area Priority:

Location:

Description:

Anticipated Outcomes: Primary: Upgrade/Enhancement Secondary:

Request: Primary Reason(s): Budget Process

Proposed changes due to Scope Change Schedule Change Budget Change

$646,203

$1,331,653 $1,042,002

2029 2030 Future

$364,905

$970,030

$2,936,825$1,331,653 $1,042,002

Total

Water CIP $2,713 $2,102,290 $2,105,003

Project Phasing:

Future

Preliminary Design (0-30%)

Right of Way

Water, Stormwater, Transportation

ongoing

Budget:

Water System Plan

Healthy and Sustainable

Cost

Estimated M&O Impacts:

$240,629 $729,401

$312,601

$169,648 $193,712

Prior 2025 2026 2027

$287,010

$2,080

$46,592

$1,545

$338,938 $721,351

Design (31-100%)

Contingency

Total $4,952

Total2030

$2,107,242

$6,240

$1,042,002

$2,080

2028 2029

$2,080

Construction

CIP Project Information Sheet

Prior 2025 2026 2027 2028 2029

$4,952

Extend the watermain under Willows Road to complete the water system for the area.

Project approved in the 2023-2028 CIP budget process.

Willows Road Watermain Extension

2024-2027Existing

$2,936,825

1300 feet of watermain installed to support growth, improve redundancy of the water system, and improve fire protection.  

Future2030

$122,698$3,406 $126,104

Total

2027 20282025

$422,378Current Approved Budget

Medium

89

Willows & Rose Hill

12000 Willows Road

Proposed New Budget

Original Budget $140,792

$1,042,002

$422,378

$2,107,242$338,938 $721,351

Approved Changes

2026Prior

$140,792

$2,107,242

New water main requires routine annual maintenance.Explanation:

Total

Proposed Funding Sources: Future Total

$4,952 $2,102,290

Prior 2025-2030

Transportation CIP $2,239 $2,239

5/5/2025 79
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Local Agency A&E Professional Services 
Negotiated Hourly Rate Consultant Agreement 

Agreement Number: 

Firm/Organization Legal Name (do not use dba’s): 

Address Federal Aid Number 

UBI Number Federal TIN 

Execution Date Completion Date 

1099 Form Required 

Yes No 

Federal Participation 

Yes No 
Project Title 

Description of Work 

Yes No DBE Participation 
Yes No MBE Participation 
Yes No WBE Participation 
Yes No SBE Participation 

Maximum Amount Payable: 

Index of Exhibits 
Exhibit A 
Exhibit B 
Exhibit C 
Exhibit D 
Exhibit E 
Exhibit F 
Exhibit G 
Exhibit H 
Exhibit I 
Exhibit J 

Scope of Work 
DBE Participation 
Preparation and Delivery of Electronic Engineering and Other Data 
Prime Consultant Cost Computations 
Sub-consultant Cost Computations 
Title VI Assurances 
Certification Documents 
Liability Insurance Increase 
Alleged Consultant Design Error Procedures 
Consultant Claim Procedures 
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THIS AGREEMENT, made and entered into as shown in the “Execution Date” box on page one (1) of this 
AGREEMENT, between the _________________________________________________________________, 
hereinafter called the “AGENCY,” and the “Firm / Organization Name” referenced on page one (1) of this 
AGREEMENT, hereinafter called the “CONSULTANT.” 

WHEREAS, the AGENCY desires to accomplish the work referenced in “Description of Work” on page one (1) 
of this AGREEMENT and hereafter called the “SERVICES;” and does not have sufficient staff to meet the 
required commitment and therefore deems it advisable and desirable to engage the assistance of a 
CONSULTANT to provide the necessary SERVICES; and 
WHEREAS, the CONSULTANT represents that they comply with the Washington State Statutes relating to 
professional registration, if applicable, and has signified a willingness to furnish consulting services to the 
AGENCY. 

NOW, THEREFORE, in consideration of the terms, conditions, covenants, and performance contained herein, or 
attached and incorporated and made a part hereof, the parties hereto agree as follows: 

I. General Description of Work
The work under this AGREEMENT shall consist of the above-described SERVICES as herein defined, and 
necessary to accomplish the completed work for this project. The CONSULTANT shall furnish all services, 
labor, and related equipment and, if applicable, sub-consultants and subcontractors necessary to conduct and 
complete the SERVICES as designated elsewhere in this AGREEMENT. 

II. General Scope of Work
The Scope of Work and projected level of effort required for these SERVICES is described in Exhibit “A” 
attached hereto and by this reference made a part of this AGREEMENT. The General Scope of Work was 
developed utilizing performance based contracting methodologies. 

III. General Requirements
All aspects of coordination of the work of this AGREEMENT with outside agencies, groups, or individuals shall 
receive advance approval by the AGENCY. Necessary contacts and meetings with agencies, groups, and/or 
individuals shall be coordinated through the AGENCY. The CONSULTANT shall attend coordination, progress, 
and presentation meetings with the AGENCY and/or such State, Federal, Community, City, or County officials, 
groups or individuals as may be requested by the AGENCY. The AGENCY will provide the CONSULTANT 
sufficient notice prior to meetings requiring CONSULTANT participation. The minimum required hours or 
days’ notice shall be agreed to between the AGENCY and the CONSULTANT and shown in Exhibit “A.” 

The CONSULTANT shall prepare a monthly progress report, in a form approved by the AGENCY, which will 
outline in written and graphical form the various phases and the order of performance of the SERVICES in 
sufficient detail so that the progress of the SERVICES can easily be evaluated. 

The CONSULTANT, any sub-consultants, and the AGENCY shall comply with all Federal, State, and local laws, 
rules, codes, regulations, and all AGENCY policies and directives, applicable to the work to be performed under 
this AGREEMENT. This AGREEMENT shall be interpreted and construed in accordance with the laws of the 
State of Washington. 
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Participation for Disadvantaged Business Enterprises (DBE) or Small Business Enterprises (SBE), if required, 
per 49 CFR Part 26, shall be shown on the heading of this AGREEMENT. If DBE firms are utilized at the 
commencement of this AGREEMENT, the amounts authorized to each firm and their certification number will 
be shown on Exhibit “B” attached hereto and by this reference made part of this AGREEMENT. If the Prime 
CONSULTANT is, a DBE certified firm they must comply with the Commercial Useful Function (CUF) 
regulation outlined in the AGENCY’s “DBE Program Participation Plan” and perform a minimum of 30% of the 
total amount of this AGREEMENT. It is recommended, but not required, that non-DBE Prime CONSULTANTS 
perform a minimum of 30% of the total amount of this AGREEMENT. 
In the absence of a mandatory DBE goal, a voluntary SBE goal amount of ten percent of the Consultant 
Agreement is established. The Consultant shall develop a SBE Participation Plan prior to commencing work. 
Although the goal is voluntary, the outreach efforts to provide SBE maximum practicable opportunities are not. 

The CONSULTANT, on a monthly basis, shall enter the amounts paid to all firms (including Prime) involved 
with this AGREEMENT into the wsdot.diversitycompliance.com program. Payment information shall 
identify any DBE Participation.

All Reports, PS&E materials, and other data furnished to the CONSULTANT by the AGENCY shall be returned. 
All electronic files, prepared by the CONSULTANT, must meet the requirements as outlined in Exhibit “C 
– Preparation and Delivery of Electronic Engineering and other Data.”
All designs, drawings, specifications, documents, and other work products, including all electronic files, 
prepared by the CONSULTANT prior to completion or termination of this AGREEMENT are instruments of 
service for these SERVICES, and are the property of the AGENCY. Reuse by the AGENCY or by others, 
acting through or on behalf of the AGENCY of any such instruments of service, not occurring, as a part of this 
SERVICE, shall be without liability or legal exposure to the CONSULTANT. 

Any and all notices or requests required under this AGREEMENT shall be made in writing and sent to the 
other party by (i) certified mail, return receipt requested, or (ii) by email or facsimile, to the address set forth 
below: 
If to AGENCY: If to CONSULTANT: 

Name: Name: 
Agency: Agency: 
Address: Address: 
City: State: Zip: City: State: Zip: 
Email: Email: 
Phone: Phone: 
Facsimile: Facsimile: 

IV. Time for Beginning and Completion
The CONSULTANT shall not begin any work under the terms of this AGREEMENT until authorized in writing 
by the AGENCY. All work under this AGREEMENT shall conform to the criteria agreed upon detailed in the 
AGREEMENT documents. These SERVICES must be completed by the date shown in the heading of this 
AGREEMENT titled “Completion Date.” 

The established completion time shall not be extended because of any delays attributable to the CONSULTANT, 
but may be extended by the AGENCY in the event of a delay attributable to the AGENCY, or because of 
unavoidable delays caused by an act of GOD, governmental actions, or other conditions beyond the control of the 
CONSULTANT. A prior supplemental AGREEMENT issued by the AGENCY is required to extend the 
established completion time. 
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V. Payment Provisions
The CONSULTANT shall be paid by the AGENCY for completed SERVICES rendered under this 
AGREEMENT as provided hereinafter. Such payment shall be full compensation for SERVICES performed or 
SERVICES rendered and for all labor, materials, supplies, equipment, and incidentals necessary to complete 
SERVICES. The CONSULTANT shall conform to all applicable portions of 48 CFR Part 31 (www.ecfr.gov). 

A. Hourly Rates: Hourly rates are comprised of the following elements - Direct (Raw) Labor, Indirect Cost Rate,
and Fee (Profit). The CONSULTANT shall be paid by the AGENCY for work done, based upon the
negotiated hourly rates shown in Exhibits “D” and “E” attached hereto and by reference made part of this
AGREEMENT. These negotiated hourly rates will be accepted based on a review of the CONSULTANT’s
direct labor rates and indirect cost rate computations and agreed upon fee. The accepted negotiated rates
shall be memorialized in a final written acknowledgment between the parties. Such final written
acknowledgment shall be incorporated into, and become a part of, this AGREEMENT. The initially accepted
negotiated rates shall be applicable from the approval date, as memorialized in a final written
acknowledgment, to 180 days following the CONSULTANT’s fiscal year end (FYE) date.

The direct (raw) labor rates and classifications, as shown on Exhibits “D” and “E” shall be subject to
renegotiations for each subsequent twelve (12) month period (180 days following FYE date to 180 days
following FYE date) upon written request of the CONSULTANT or the AGENCY. The written request must
be made to the other party within ninety (90) days following the CONSULTANT’s FYE date. If no such
written request is made, the current direct (raw) labor rates and classifications as shown on Exhibits “D” and
“E” will remain in effect for the twelve (12) month period.

Conversely, if a timely request is made in the manner set forth above, the parties will commence negotiations
to determine the new direct (raw) labor rates and classifications that will be applicable for the twelve (12
month period. Any agreed to renegotiated rates shall be memorialized in a final written acknowledgment
between the parties. Such final written acknowledgment shall be incorporated into, and become a part of, this
AGREEMENT. If requested, the CONSULTANT shall provide current payroll register and classifications to
aid in negotiations. If the parties cannot reach an agreement on the direct (raw) labor rates and classifications,
the AGENCY shall perform an audit of the CONSULTANT’s books and records to determine the
CONSULTANT’s actual costs. The audit findings will establish the direct (raw) labor rates and
classifications that will applicable for the twelve (12) month period.

The fee as identified in Exhibits “D” and “E” shall represent a value to be applied throughout the life of the
AGREEMENT.

The CONSULTANT shall submit annually to the AGENCY an updated indirect cost rate within 180 days of
the close of its fiscal year. An approved updated indirect cost rate shall be included in the current fiscal year
rate under this AGREEMENT, even if/when other components of the hourly rate are not renegotiated. These
rates will be applicable for the twelve (12) month period. At the AGENCY’s option, a provisional and/or
conditional indirect cost rate may be negotiated. This provisional or conditional indirect rate shall remain in
effect until the updated indirect cost rate is completed and approved. Indirect cost rate costs incurred during
the provisional or conditional period will not be adjusted. The CONSULTANT may request an extension of
the last approved indirect cost rate for the twelve (12) month period. These requests for provisional indirect
cost rate and/or extension will be considered on a case-by-case basis, and if granted, will be memorialized in
a final written acknowledgment.

The CONSULTANT shall maintain and have accessible support data for verification of the components of
the hourly rates, i.e., direct (raw) labor, indirect cost rate, and fee (profit) percentage. The
CONSULTANT shall bill each employee’s actual classification, and actual salary plus indirect cost rate plus
fee.
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A. Direct Non-Salary Costs: Direct Non-Salary Costs will be reimbursed at the actual cost to the
CONSULTANT. These charges may include, but are not limited to, the following items: travel, printing, long
distance telephone, supplies, computer charges, and fees of sub-consultants. Air or train travel will be
reimbursed only to lowest price available, unless otherwise approved by the AGENCY. The CONSULTANT
shall comply with the rules and regulations regarding travel costs (excluding air, train, and rental car costs) in
accordance with the WSDOT’s Accounting Manual M 13-82, Chapter 10 – Travel Rules and Procedures, and
all revisions thereto. Air, train, and rental card costs shall be reimbursed in accordance with 48 Code of
Federal Regulations (CFR) Part 31.205-46 “Travel Costs.” The billing for Direct Non-salary Costs shall
include an itemized listing of the charges directly identifiable with these SERVICES. The CONSULTANT
shall maintain the original supporting documents in their office. Copies of the original supporting documents
shall be supplied to the STATE upon request. All above charges must be necessary for the SERVICES
provided under this AGREEMENT.

B. Maximum Amount Payable: The Maximum Amount Payable by the AGENCY to the CONSULTANT under
this AGREEMENT shall not exceed the amount shown in the heading of this AGREEMENT on page one
(1.) The Maximum Amount Payable does not include payment for extra work as stipulated in section XIII,
“Extra Work.” No minimum amount payable is guaranteed under this AGREEMENT.

C. Monthly Progress Payments: Progress payments may be claimed on a monthly basis for all costs authorized
in A and B above. Detailed statements shall support the monthly billings for hours expended at the rates
established in Exhibit “D,” including names and classifications of all employees, and billings for all direct
non-salary expenses. To provide a means of verifying the billed salary costs for the CONSULTANT’s
employees, the AGENCY may conduct employee interviews. These interviews may consist of recording the
names, titles, salary rates, and present duties of those employees performing work on the SERVICES at the
time of the interview.

D. Final Payment: Final Payment of any balance due the CONSULTANT of the gross amount earned will be
made promptly upon its verification by the AGENCY after the completion of the SERVICES under this
AGREEMENT, contingent upon receipt of all PS&E, plans, maps, notes, reports, electronic data, and other
related documents, which are required to be furnished under this AGREEMENT. Acceptance of such Final
Payment by the CONSULTANT shall constitute a release of all claims for payment, which the
CONSULTANT may have against the AGENCY unless such claims are specifically reserved in writing and
transmitted to the AGENCY by the CONSULTANT prior to its acceptance. Said Final Payment shall not,
however, be a bar to any claims that the AGENCY may have against the CONSULTANT or to any remedies
the AGENCY may pursue with respect to such claims.
The payment of any billing will not constitute agreement as to the appropriateness of any item and at the time
of final audit all required adjustments will be made and reflected in a final payment. In the event that such
final audit reveals an overpayment to the CONSULTANT, the CONSULTANT will refund such
overpayment to the AGENCY within thirty (30) calendar days of notice of the overpayment. Such refund
shall not constitute a waiver by the CONSULTANT for any claims relating to the validity of a finding by the
AGENCY of overpayment. Per WSDOT’s “Audit Guide for Consultants,” Chapter 23 “Resolution
Procedures,” the CONSULTANT has twenty (20) working days after receipt of the final Post Audit to begin
the appeal process to the AGENCY for audit findings
E. Inspection of Cost Records: The CONSULTANT and their sub-consultants shall keep available for
inspection by representatives of the AGENCY and the United States, for a period of six (6) years after receipt
of final payment, the cost records and accounts pertaining to this AGREEMENT and all items related to or
bearing upon these records with the following exception: if any litigation, claim or audit arising out of, in
connection with, or related to this AGREEMENT is initiated before the expiration of the six (6) year period,
the cost records and accounts shall be retained until such litigation, claim, or audit involving the records is
completed. An interim or post audit may be performed on this AGREEMENT. The audit, if any, will be
performed by the State Auditor, WSDOT’s Internal Audit Office and /or at the request of the AGENCY’s
Project Manager.
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VI. Sub-Contracting
The AGENCY permits subcontracts for those items of SERVICES as shown in Exhibit “A” attached hereto and 
by this reference made part of this AGREEMENT. 

The CONSULTANT shall not subcontract for the performance of any SERVICE under this AGREEMENT 
without prior written permission of the AGENCY. No permission for subcontracting shall create, between the 
AGENCY and sub-consultant, any contract or any other relationship. 

Compensation for this sub-consultant SERVICES shall be based on the cost factors shown on Exhibit “E” 
attached hereto and by this reference made part of this AGREEMENT. 

The SERVICES of the sub-consultant shall not exceed its maximum amount payable identified in each sub 
consultant cost estimate unless a prior written approval has been issued by the AGENCY. 

All reimbursable direct labor, indirect cost rate, direct non-salary costs and fee costs for the sub-consultant shall 
be negotiated and substantiated in accordance with section V “Payment Provisions” herein and shall be 
memorialized in a final written acknowledgment between the parties 

All subcontracts shall contain all applicable provisions of this AGREEMENT, and the CONSULTANT shall 
require each sub-consultant or subcontractor, of any tier, to abide by the terms and conditions of this 
AGREEMENT. With respect to sub-consultant payment, the CONSULTANT shall comply with all applicable 
sections of the STATE’s Prompt Payment laws as set forth in RCW 39.04.250 and RCW 39.76.011. 

The CONSULTANT, sub-recipient, or sub-consultant shall not discriminate on the basis of race, color, national 
origin, or sex in the performance of this AGREEMENT. The CONSULTANT shall carry out applicable 
requirements of 49 CFR Part 26 in the award and administration of DOT-assisted contracts. Failure by the 
CONSULTANT to carry out these requirements is a material breach of this AGREEMENT, which may result in 
the termination of this AGREEMENT or such other remedy as the recipient deems appropriate. 

VII. Employment and Organizational Conflict of Interest
The CONSULTANT warrants that they have not employed or retained any company or person, other than a 
bona fide employee working solely for the CONSULTANT, to solicit or secure this contract, and that it has not 
paid or agreed to pay any company or person, other than a bona fide employee working solely for the 
CONSULTANT, any fee, commission, percentage, brokerage fee, gift, or any other consideration, 
contingent upon or resulting from the award or making of this agreement. For breach or violation of 
this warrant, the AGENCY shall have the right to annul this AGREEMENT without liability or, in its 
discretion, to deduct from this AGREEMENT price or consideration or otherwise recover the full amount 
of such fee, commission, percentage, brokerage fee, gift, or contingent fee. 

Any and all employees of the CONSULTANT or other persons while engaged in the performance of any work or 
services required of the CONSULTANT under this AGREEMENT, shall be considered employees of the 
CONSULTANT only and not of the AGENCY, and any and all claims that may arise under any Workmen’s 
Compensation Act on behalf of said employees or other persons while so engaged, and any and all claims made 
by a third party as a consequence of any act or omission on the part of the CONSULTANT’s employees or other 
persons while so engaged on any of the work or services provided to be rendered herein, shall be the sole 
obligation and responsibility of the CONSULTANT. 

The CONSULTANT shall not engage, on a full- or part-time basis, or other basis, during the period of this 
AGREEMENT, any professional or technical personnel who are, or have been, at any time during the period of 
this AGREEMENT, in the employ of the United States Department of Transportation or the AGENCY, except 
regularly retired employees, without written consent of the public employer of such person if he/she will be 
working on this AGREEMENT for the CONSULTANT. 

Agreement Number: 
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VIII. Nondiscrimination
During the performance of this AGREEMENT, the CONSULTANT, for itself, its assignees, sub-consultants, 
subcontractors and successors in interest, agrees to comply with the following laws and regulations: 

• Title VI of the Civil Rights Act of 1964
(42 U.S.C. Chapter 21 Subchapter V §
2000d through 2000d-4a)

• Federal-aid Highway Act of 1973 (23
U.S.C. Chapter 3 § 324)

• Rehabilitation Act of 1973
(29 U.S.C. Chapter 16 Subchapter V §
794)

• Age Discrimination Act of 1975 (42
U.S.C. Chapter 76 § 6101 et. seq.)

• Civil Rights Restoration Act of 1987 (Public Law
100-259)

• American with Disabilities Act of 1990 (42
U.S.C. Chapter 126 § 12101 et. seq.)

• 23 CFR Part 200
• 49 CFR Part 21
• 49 CFR Part 26
• RCW 49.60.180

In relation to Title VI of the Civil Rights Act of 1964, the CONSULTANT is bound by the provisions of Exhibit 
“F” attached hereto and by this reference made part of this AGREEMENT, and shall include the attached 
Exhibit “F” in every sub-contract, including procurement of materials and leases of equipment, unless exempt 
by the Regulations or directives issued pursuant thereto. 

IX. Termination of Agreement
The right is reserved by the AGENCY to terminate this AGREEMENT at any time with or without cause upon 
ten (10) days written notice to the CONSULTANT. 
In the event this AGREEMENT is terminated by the AGENCY, other than for default on the part of the 
CONSULTANT, a final payment shall be made to the CONSULTANT for actual hours charged at the time of 
termination of this AGREEMENT, plus any direct non-salary costs incurred up to the time of termination of this 
AGREEMENT. 

No payment shall be made for any SERVICES completed after ten (10) days following receipt by the 
CONSULTANT of the notice to terminate. If the accumulated payment made to the CONSULTANT prior to 
Notice of Termination exceeds the total amount that would be due when computed as set forth in paragraph two 
(2) of this section, then no final payment shall be due and the CONSULTANT shall immediately reimburse the
AGENCY for any excess paid.

If the services of the CONSULTANT are terminated by the AGENCY for default on the part of the 
CONSULTANT, the above formula for payment shall not apply. 

In the event of a termination for default, the amount to be paid to the CONSULTANT shall be determined by the 
AGENCY with consideration given to the actual costs incurred by the CONSULTANT in performing 
SERVICES to the date of termination, the amount of SERVICES originally required which was satisfactorily 
completed to date of termination, whether that SERVICE is in a form or a type which is usable to the AGENCY 
at the time of termination, the cost to the AGENCY of employing another firm to complete the SERVICES 
required and the time which may be required to do so, and other factors which affect the value to the AGENCY 
of the SERVICES performed at the time of termination. Under no circumstances shall payment made under this 
subsection exceed the amount, which would have been made using the formula set forth in paragraph two (2) of 
this section. 

If it is determined for any reason, that the CONSULTANT was not in default or that the CONSULTANT’s failure 
to perform is without the CONSULTANT’s or its employee’s fault or negligence, the termination shall be 
deemed to be a termination for the convenience of the AGENCY. In such an event, the CONSULTANT would be 
reimbursed for actual costs in accordance with the termination for other than default clauses listed previously. 
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The CONSULTANT shall, within 15 days, notify the AGENCY in writing, in the event of the death of any 
member, partner, or officer of the CONSULTANT or the death or change of any of the CONSULTANT’s 
supervisory and/or other key personnel assigned to the project or disaffiliation of any principally involved 
CONSULTANT employee. 

The CONSULTANT shall also notify the AGENCY, in writing, in the event of the sale or transfer of 50% or 
more of the beneficial ownership of the CONSULTANT within 15 days of such sale or transfer occurring. The 
CONSULTANT shall continue to be obligated to complete the SERVICES under the terms of this 
AGREEMENT unless the AGENCY chooses to terminate this AGREEMENT for convenience or chooses to 
renegotiate any term(s) of this AGREEMENT. If termination for convenience occurs, final payment will be 
made to the CONSULTANT as set forth in the second and third paragraphs of this section. 
Payment for any part of the SERVICES by the AGENCY shall not constitute a waiver by the AGENCY of any 
remedies of any type it may have against the CONSULTANT for any breach of this AGREEMENT by the 
CONSULTANT, or for failure of the CONSULTANT to perform SERVICES required of it by the AGENCY. 

Forbearance of any rights under the AGREEMENT will not constitute waiver of entitlement to exercise those 
rights with respect to any future act or omission by the CONSULTANT. 

X. Changes of Work
The CONSULTANT shall make such changes and revisions in the completed work of this AGREEMENT as 
necessary to correct errors appearing therein, without additional compensation thereof. Should the AGENCY 
find it desirable for its own purposes to have previously satisfactorily completed SERVICES or parts thereof 
changed or revised, the CONSULTANT shall make such revisions as directed by the AGENCY. This work shall 
be considered as Extra Work and will be paid for as herein provided under section XIII “Extra Work.” 

XI. Disputes
Any disputed issue not resolved pursuant to the terms of this AGREEMENT shall be submitted in writing within 
10 days to the Director of Public Works or AGENCY Engineer, whose decision in the matter shall be final and 
binding on the parties of this AGREEMENT; provided however, that if an action is brought challenging the 
Director of Public Works or AGENCY Engineer’s decision, that decision shall be subject to judicial review. If 
the parties to this AGREEMENT mutually agree, disputes concerning alleged design errors will be conducted 
under the procedures found in Exhibit “J”. In the event that either party deem it necessary to institute legal 
action or proceeding to enforce any right or obligation under this AGREEMENT, this action shall be initiated in 
the Superior Court of the State of Washington, situated in the county in which the AGENCY is located. The 
parties hereto agree that all questions shall be resolved by application of Washington law and that the parties 
have the right of appeal from such decisions of the Superior Court in accordance with the laws of the State of 
Washington. The CONSULTANT hereby consents to the personal jurisdiction of the Superior Court of the State 
of Washington, situated in the county in which the AGENCY is located. 

XII. Legal Relations
The CONSULTANT, any sub-consultants, and the AGENCY shall comply with all Federal, State, and local 
laws, rules, codes, regulations and all AGENCY policies and directives, applicable to the work to be performed 
under this AGREEMENT. This AGREEMENT shall be interpreted and construed in accordance with the laws 
of the State of Washington. 

The CONSULTANT shall defend, indemnify, and hold the State of Washington (STATE) and the AGENCY 
and their officers and employees harmless from all claims, demands, or suits at law or equity arising in whole or 
in part from the negligence of, or the breach of any obligation under this AGREEMENT by, the 
CONSULTANT or the CONSULTANT’s agents, employees, sub consultants, subcontractors or vendors, of any 
tier, or any other persons for whom the CONSULTANT may be legally liable; provided that nothing herein shall 
require a CONSULTANT 
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to defend or indemnify the STATE and the AGENCY and their officers and employees against and hold 
harmless the STATE and the AGENCY and their officers and employees from claims, demands or suits based 
solely upon the negligence of, or breach of any obligation under this AGREEMENT by the STATE and the 
AGENCY, their agents, officers, employees, sub-consultants, subcontractors or vendors, of any tie , or any other 
persons for whom the STATE and /or the AGENCY may be legally liable; and provided further that if the claims 
or suits are caused by or result from the concurrent negligence of (a) the CONSULTANT or the 
CONSULTANT’s agents, employees, sub-consultants, subcontractors or vendors, of any tier, or any other 
persons for whom the CONSULTANT is legally liable, and (b) the STATE and/or AGENCY, their agents, 
officers, employees, sub-consultants, subcontractors and or vendors, of any tier, or any other persons for whom 
the STATE and/or AGENCY may be legally liable, the defense and indemnity obligation shall be valid and 
enforceable only to the extent of the CONSULTANT’s negligence or the negligence of the CONSULTANT’s 
agents, employees, sub-consultants, subcontractors or vendors, of any tier, or any other persons for whom the 
CONSULTANT may be legally liable. This provision shall be included in any AGREEMENT between 
CONSULTANT and any sub-consultant, subcontractor and vendor, of any tier. 

The CONSULTANT shall also defend, indemnify, and hold the STATE and the AGENCY and their officers 
and employees harmless from all claims, demands, or suits at law or equity arising in whole or in part from the 
alleged patent or copyright infringement or other allegedly improper appropriation or use of trade secrets, 
patents, proprietary information, know-how, copyright rights or inventions by the CONSULTANT or the 
CONSULTANT’s agents, employees, sub-consultants, subcontractors or vendors, of any tier, or any other 
persons for whom the CONSULTANT may be legally liable, in performance of the Work under this 
AGREEMENT or arising out of any use in connection with the AGREEMENT of methods, processes, designs, 
information or other items furnished or communicated to STATE and/or the AGENCY, their agents, officers and 
employees pursuant to the AGREEMENT; provided that this indemnity shall not apply to any alleged patent or 
copyright infringement or other allegedly improper appropriation or use of trade secrets, patents, proprietary 
information, know-how, copyright rights or inventions resulting from STATE and/or AGENCY’s, their agents’, 
officers and employees’ failure to comply with specific written instructions regarding use provided to STATE 
and/or AGENCY, their agents, officers and employees by the CONSULTANT, its agents, employees, sub-
consultants, subcontractors or vendors, of any tier, or any other persons for whom the CONSULTANT may be 
legally liable. 
The CONSULTANT’s relation to the AGENCY shall be at all times as an independent contractor. 
Notwithstanding any determination by the Executive Ethics Board or other tribunal, the AGENCY may, in its 
sole discretion, by written notice to the CONSULTANT terminate this AGREEMENT if it is found after due 
notice and examination by the AGENCY that there is a violation of the Ethics in Public Service Act, Chapter 
42.52 RCW; or any similar statute involving the CONSULTANT in the procurement of, or performance under, 
this AGREEMENT. 

The CONSULTANT specifically assumes potential liability for actions brought by the CONSULTANT’s own 
employees or its agents against the STATE and/or the AGENCY and, solely for the purpose of this 
indemnification and defense, the CONSULTANT specifically waives any immunity under the state industrial 
insurance law, Title 51 RCW. The Parties have mutually negotiated this waiver. 

Unless otherwise specified in this AGREEMENT, the AGENCY shall be responsible for administration of 
construction contracts, if any, on the project. Subject to the processing of a new sole source, or an acceptable 
supplemental AGREEMENT, the CONSULTANT shall provide On-Call assistance to the AGENCY during 
contract administration. By providing such assistance, the CONSULTANT shall assume no responsibility for 
proper construction techniques, job site safety, or any construction contractor’s failure to perform its work in 
accordance with the contract documents. 

The CONSULTANT shall obtain and keep in force during the terms of this AGREEMENT, or as otherwise 
required, the following insurance with companies or through sources approved by the State Insurance 
Commissioner pursuant to Title 48 RCW. 
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Insurance Coverage 
A. Worker’s compensation and employer’s liability insurance as required by the STATE.
B. Commercial general liability insurance written under ISO Form CG 00 01 12 04 or its equivalent with

minimum limits of one million dollars ($1,000,000.00) per occurrence and two million dollars
($2,000,000.00) in the aggregate for each policy period.

C. Business auto liability insurance written under ISO Form CG 00 01 10 01 or equivalent providing coverage
for any “Auto” (Symbol 1) used in an amount not less than a one million dollar ($1,000,000.00) combined
single limit for each occurrence.

Excepting the Worker’s Compensation Insurance and any Professional Liability Insurance, the STATE and 
AGENCY, their officers, employees, and agents will be named on all policies of CONSULTANT and any sub- 
consultant and/or subcontractor as an additional insured (the “AIs”), with no restrictions or limitations 
concerning products and completed operations coverage. This coverage shall be primary coverage and non-
contributory and any coverage maintained by the AIs shall be excess over, and shall not contribute with, the 
additional insured coverage required hereunder. The CONSULTANT’s and the sub-consultant’s and/or 
subcontractor’s insurer shall waive any and all rights of subrogation against the AIs. The CONSULTANT shall 
furnish the AGENCY with verification of insurance and endorsements required by this AGREEMENT. The 
AGENCY reserves the right to require complete, certified copies of all required insurance policies at any time. 

All insurance shall be obtained from an insurance company authorized to do business in the State of 
Washington. The CONSULTANT shall submit a verification of insurance as outlined above within fourteen (14) 
days of the execution of this AGREEMENT to: 

Name: 
Agency: 
Address: 
City: State: Zip: 

Email: 

Phone: 
Facsimile: 

No cancellation of the foregoing policies shall be effective without thirty (30) days prior notice to the 
AGENCY. 
The CONSULTANT’s professional liability to the AGENCY, including that which may arise in reference to 
section IX “Termination of Agreement” of this AGREEMENT, shall be limited to the accumulative amount of 
the authorized AGREEMENT or one million dollars ($1,000,000.00), whichever is greater, unless the limit of 
liability is increased by the AGENCY pursuant to Exhibit H. In no case shall the CONSULTANT’s professional 
liability to third parties be limited in any way. 

The parties enter into this AGREEMENT for the sole benefit of the parties, and to the exclusion of any third 
party, and no third party beneficiary is intended or created by the execution of this AGREEMENT. 

The AGENCY will pay no progress payments under section V “Payment Provisions” until the CONSULTANT 
has fully complied with this section. This remedy is not exclusive; and the AGENCY may take such other action 
as is available to it under other provisions of this AGREEMENT, or otherwise in law. 
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XIII. Extra Work
A. The AGENCY may at any time, by written order, make changes within the general scope of this

AGREEMENT in the SERVICES to be performed.
B. If any such change causes an increase or decrease in the estimated cost of, or the time required for,

performance of any part of the SERVICES under this AGREEMENT, whether or not changed by the order,
or otherwise affects any other terms and conditions of this AGREEMENT, the AGENCY shall make an
equitable adjustment in the: (1) maximum amount payable; (2) delivery or completion schedule, or both; and
(3) other affected terms and shall modify this AGREEMENT accordingly.

C. The CONSULTANT must submit any “request for equitable adjustment,” hereafter referred to as “CLAIM,”
under this clause within thirty (30) days from the date of receipt of the written order. However, if the
AGENCY decides that the facts justify it, the AGENCY may receive and act upon a CLAIM submitted
before final payment of this AGREEMENT.

D. Failure to agree to any adjustment shall be a dispute under the section XI “Disputes” clause. However,
nothing in this clause shall excuse the CONSULTANT from proceeding with the AGREEMENT as changed.

E. Notwithstanding the terms and conditions of paragraphs (A.) and (B.) above, the maximum amount payable
for this AGREEMENT, shall not be increased or considered to be increased except by specific written
supplement to this AGREEMENT.

XIV. Endorsement of Plans
If applicable, the CONSULTANT shall place their endorsement on all plans, estimates, or any other engineering 
data furnished by them. 

XV. Federal Review
The Federal Highway Administration shall have the right to participate in the review or examination of the 
SERVICES in progress. 

XVI. Certification of the Consultant and the Agency
Attached hereto as Exhibit “G-1(a and b)” are the Certifications of the CONSULTANT and the AGENCY, 
Exhibit “G-2” Certification Regarding Debarment, Suspension and Other Responsibility Matters - Primary 
Covered Transactions, Exhibit “G-3” Certification Regarding the Restrictions of the Use of Federal Funds for 
Lobbying and Exhibit “G-4” Certificate of Current Cost or Pricing Data. Exhibit “G-3” is required only 
in AGREEMENTS over one hundred thousand dollars ($100,000.00) and Exhibit “G-4” is required only 
in AGREEMENTS over five hundred thousand dollars ($500,000.00.) These Exhibits must be executed by 
the CONSULTANT, and submitted with the master AGREEMENT, and returned to the AGENCY at the 
address listed in section III “General Requirements” prior to its performance of any SERVICES 
under this AGREEMENT. 

XVII. Complete Agreement
This document and referenced attachments contain all covenants, stipulations, and provisions agreed upon by 
the parties. No agent, or representative of either party has authority to make, and the parties shall not be bound 
by or be liable for, any statement, representation, promise or agreement not set forth herein. No changes, 
amendments, or modifications of the terms hereof shall be valid unless reduced to writing and signed by the 
parties as a supplement to this AGREEMENT. 

XVIII. Execution and Acceptance
This AGREEMENT may be simultaneously executed in several counterparts, each of which shall be deemed to 
be an original having identical legal effect. The CONSULTANT does hereby ratify and adopt all statements, 
representations, warranties, covenants, and AGREEMENT’s contained in the proposal, and the supporting 
material submitted by the CONSULTANT, and does hereby accept this AGREEMENT and agrees to all of the 
terms and conditions thereof. 
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XIX. Protection of Confidential Information
The CONSULTANT acknowledges that some of the material and information that may come into its possession 
or knowledge in connection with this AGREEMENT or its performance may consist of information that is 
exempt from disclosure to the public or other unauthorized persons under either chapter 42.56 RCW or other 
local, state, or federal statutes (“State’s Confidential Information”). The “State’s Confidential Information” 
includes, but is not limited to, names, addresses, Social Security numbers, e-mail addresses, telephone numbers, 
financial profiles credit card information, driver’s license numbers, medical data, law enforcement records (or 
any other information identifiable to an individual), STATE and AGENCY source code or object code, STATE 
and AGENCY security data, non-public Specifications, STATE and AGENCY non-publicly available data, 
proprietary software, STATE and AGENCY security data, or information which may jeopardize any part of the 
project that relates to any of these types of information. The CONSULTANT agrees to hold the State’s 
Confidential Information in strictest confidence and not to make use of the State’s Confidential Information for 
any purpose other than the performance of this AGREEMENT, to release it only to authorized employees, sub-
consultants or subcontractors requiring such information for the purposes of carrying out this AGREEMENT, 
and not to release, divulge, publish, transfer, sell, disclose, or otherwise make it known to any other party 
without the AGENCY’s express written consent or as provided by law. The CONSULTANT agrees to release 
such information or material only to employees, sub-consultants or subcontractors who have signed a 
nondisclosure AGREEMENT, the terms of which have been previously approved by the AGENCY. The 
CONSULTANT agrees to implement physical, electronic, and managerial safeguards to prevent unauthorized 
access to the State’s Confidential Information. 
Immediately upon expiration or termination of this AGREEMENT, the CONSULTANT shall, at the 
AGENCY’s option: (i) certify to the AGENCY that the CONSULTANT has destroyed all of the State’s 
Confidential Information; or (ii) returned all of the State’s Confidential Information to the AGENCY; or (iii) 
take whatever other steps the AGENCY requires of the CONSULTANT to protect the State’s Confidential 
Information. 
As required under Executive Order 00-03, the CONSULTANT shall maintain a log documenting the following: 
the State’s Confidential Information received in the performance of this AGREEMENT; the purpose(s) for 
which the State’s Confidential Information was received; who received, maintained, and used the State’s 
Confidential Information; and the final disposition of the State’s Confidential Information. The 
CONSULTANT’s records shall be subject to inspection, review, or audit upon reasonable notice from the 
AGENCY. 
The AGENCY reserves the right to monitor, audit, or investigate the use of the State’s Confidential Information 
collected, used, or acquired by the CONSULTANT through this AGREEMENT. The monitoring, auditing, or 
investigating may include, but is not limited to, salting databases. 
Violation of this section by the CONSULTANT or its sub-consultants or subcontractors may result in 
termination of this AGREEMENT and demand for return of all State’s Confidential Information, monetary 
damages, or penalties 
It is understood and acknowledged that the CONSULTANT may provide the AGENCY with information, which 
is proprietary and/or confidential during the term of this AGREEMENT. The parties agree to maintain the 
confidentiality of such information during the term of this AGREEMENT and afterwards. All materials 
containing such proprietary and/or confidential information shall be clearly identified and marked as 
“Confidential” and shall be returned to the disclosing party at the conclusion of the SERVICES under this 
AGREEMENT. 
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The CONSULTANT shall provide the AGENCY with a list of all information and materials it considers 
confidential and/or proprietary in nature: (a) at the commencement of the term of this AGREEMENT, or (b) as 
soon as such confidential or proprietary material is developed. “Proprietary and/or confidential information” is 
not meant to include any information which, at the time of its disclosure: (i) is already known to the other party; 
(ii) is rightfully disclosed to one of the parties by a third party that is not acting as an agent or representative for
the other party; (iii) is independently developed by or for the other party; (iv) is publicly known; or (v) is
generally utilized by unaffiliated third parties engaged in the same business or businesses as the
CONSULTANT.

The parties also acknowledge that the AGENCY is subject to Washington State and federal public disclosure 
laws. As such, the AGENCY shall maintain the confidentiality of all such information marked proprietary and 
or confidential or otherwise exempt, unless such disclosure is required under applicable state or federal law. If a 
public disclosure request is made to view materials identified as “Proprietary and/or confidential information” or 
otherwise exempt information, the AGENCY will notify the CONSULTANT of the request and of the date that 
such records will be released to the requester unless the CONSULTANT obtains a court order from a court of 
competent jurisdiction enjoining that disclosure. If the CONSULTANT fails to obtain the court order enjoining 
disclosure, the AGENCY will release the requested information on the date specified. 

The CONSULTANT agrees to notify the sub-consultant of any AGENCY communication regarding disclosure 
that may include a sub-consultant’s proprietary and/or confidential information. The CONSULTANT 
notification to the sub-consultant will include the date that such records will be released by the AGENCY to the 
requester and state that unless the sub-consultant obtains a court order from a court of competent jurisdiction 
enjoining that disclosure the AGENCY will release the requested information. If the CONSULTANT and/or 
sub-consultant fail to obtain a court order or other judicial relief enjoining the AGENCY by the release date, the 
CONSULTANT shall waive and release and shall hold harmless and indemnify the AGENCY from all claims of 
actual or alleged damages, liabilities, or costs associated with the AGENCY’s said disclosure of sub-
consultants’ information. 

XX. Records Maintenance
During the progress of the Work and SERVICES provided hereunder and for a period of not less than six (6) 
years from the date of final payment to the CONSULTANT, the CONSULTANT shall keep, retain, and 
maintain all “documents” pertaining to the SERVICES provided pursuant to this AGREEMENT. Copies of all 
“documents” pertaining to the SERVICES provided hereunder shall be made available for review at the 
CONSULTANT’s place of business during normal working hours. If any litigation, claim, or audit is 
commenced, the CONSULTANT shall cooperate with AGENCY and assist in the production of all such 
documents. “Documents” shall be retained until all litigation, claims or audit findings have been resolved even 
though such litigation, claim, or audit continues past the six (6) year retention period. 

For purposes of this AGREEMENT, “documents” means every writing or record of every type and description, 
including electronically stored information (“ESI”), that is in the possession, control, or custody of the 
CONSULTANT, including, without limitation, any and all correspondences, contracts, AGREEMENTs, 
appraisals, plans, designs, data, surveys, maps, spreadsheets, memoranda, stenographic or handwritten notes, 
reports, records, telegrams, schedules, diaries, notebooks, logbooks, invoices, accounting records, work sheets, 
charts, notes, drafts, scribblings, recordings, visual displays, photographs, minutes of meetings, tabulations, 
computations, summaries, inventories, and writings regarding conferences, conversations or telephone 
conversations, and any and all other taped, recorded, written, printed or typed matters of any kind or description; 
every copy of the foregoing whether or not the original is in the possession, custody, or control of the 
CONSULTANT, and every copy of any of the foregoing, whether or not such copy is a copy identical to an 
original, or whether or not such copy contains any commentary or notation whatsoever that does not appear on 
the original. 
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For purposes of this AGREEMENT, “ESI” means any and all computer data or electronic recorded media of any 
kind, including “Native Files”, that are stored in any medium from which it can be retrieved and examined, 
either directly or after translation into a reasonably useable form. ESI may include information and/or 
documentation stored in various software programs such as Email, Outlook, Word, Excel, Access, Publisher, 
PowerPoint, Adobe Acrobat, SQL databases, or any other software or electronic communication programs or 
databases that the CONSULTANT may use in the performance of its operations. ESI may be located on network 
servers, backup tapes, smart phones, thumb drives, CDs, DVDs, floppy disks, work computers, cell phones, 
laptops, or any other electronic device that CONSULTANT uses in the performance of its Work or SERVICES 
hereunder, including any personal devices used by the CONSULTANT or any sub-consultant at home. 

“Native files” are a subset of ESI and refer to the electronic format of the application in which such ESI is 
normally created, viewed, and /or modified 

The CONSULTANT shall include this section XX “Records Maintenance” in every subcontract it enters into in 
relation to this AGREEMENT and bind the sub-consultant to its terms, unless expressly agreed to otherwise in 
writing by the AGENCY prior to the execution of such subcontract. 

In witness whereof, the parties hereto have executed this AGREEMENT as of the day and year shown in the 
“Execution Date” box on page one (1) of this AGREEMENT. 

Signature Date 

Signature Date 

Any modification, change, or reformation of this AGREEMENT shall require approval as to form by the Office 
of the Attorney General. 
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Exhibit A 
Scope of Work 

Project No. 
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Exhibit B 
DBE Participation Plan 

In the absents of a mandatory DBE goal, a voluntary SBE goal amount of ten percent of the Consultant Agreement 
is established. The Consultant shall develop a SBE Participation Plan prior to commencing work. Although the 
goal is voluntary, the outreach efforts to provide SBE maximum practicable opportunities are not. 
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Exhibit C 
Preparation and Delivery of Electronic Engineering and Other Data 

In this Exhibit the agency, as applicable, is to provide a description of the format and standards the consultant is 
to use in preparing electronic files for transmission to the agency. The format and standards to be provided may 
include, but are not limited to, the following: 

I. Surveying, Roadway Design & Plans Preparation Section

A. Survey Data

B. Roadway Design Files

C. Computer Aided Drafting Files
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D. Specify the Agency’s Right to Review Product with the Consultant

E. Specify the Electronic Deliverables to Be Provided to the Agency

F. Specify What Agency Furnished Services and Information Is to Be Provided
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II. Any Other Electronic Files to Be Provided

III. Methods to Electronically Exchange Data
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A. Agency Software Suite

B. Electronic Messaging System

C. File Transfers Format
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Exhibit D 
Prime Consultant Cost Computations 
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Exhibit E 
Sub-consultant Cost Computations 

If no sub-consultant participation listed at this time. The CONSULTANT shall not sub-contract for the 
performance of any work under this AGREEMENT without prior written permission of the AGENCY. Refer to 
section VI “Sub-Contracting” of this AGREEMENT. 
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Exhibit F - Title VI Assurances Appendix A & E 
APPENDIX A

During the performance of this contract, the contractor, for itself, its assignees, and successors in 
interest (hereinafter referred to as the "contractor") agrees as follows:

1. Compliance with Regulations: The contractor (hereinafter includes consultants) will comply with the Acts
and the Regulations relative to Non-discrimination in Federally-assisted programs of the U.S. Department of
Transportation, (Federal Highway Administration), as they may be amended from time to time, which are
herein incorporated by reference and made a part of this contract.

2. Non-discrimination: The contractor, with regard to the work performed by it during the contract, will not
discriminate on the grounds of race, color, or national origin in the selection and retention of subcontractors,
including procurements of materials and leases of equipment. The contractor will not participate directly or
indirectly in the discrimination prohibited by the Acts and the Regulations, including employment practices
when the contract covers any activity, project, or program set forth in Appendix B of 49 CFR Part 21.
[Include Washington State Department of Transportation specific program requirements.]

3. Solicitations for Subcontracts, Including Procurements of Materials and Equipment: In all solicitations,
either by competitive bidding, or negotiation made by the contractor for work to be performed under a
subcontract, including procurements of materials, or leases of equipment, each potential subcontractor or
supplier will be notified by the contractor of the contractor's obligations under this contract and the Acts and the
Regulations relative to Non-discrimination on the grounds of race, color, or national origin. [Include
Washington State Department of Transportation specific program requirements.]

4. Information and Reports: The contractor will provide all information and reports required by the Acts, the
Regulations, and directives issued pursuant thereto and will permit access to its books, records, accounts, other
sources of information, and its facilities as may be determined by the Recipient or the (Federal Highway
Administration) to be pertinent to ascertain compliance with such Acts, Regulations, and instructions. Where
any information required of a contractor is in the exclusive possession of another who fails or refuses to furnish
the information, the contractor will so certify to the Recipient or the (Federal Highway Administration), as
appropriate, and will set forth what efforts it has made to obtain the information.

5. Sanctions for Noncompliance: In the event of a contractor's noncompliance with the Non- discrimination
provisions of this contract, the Recipient will impose such contract sanctions as it or the (Federal Highway
Administration) may determine to be appropriate, including, but not limited to:

a. withholding payments to the contractor under the contract until the contractor complies; and/or
b. cancelling, terminating, or suspending a contract, in whole or in part.

6. Incorporation of Provisions: The contractor will include the provisions of paragraphs one through six in every
subcontract, including procurements of materials and leases of equipment, unless exempt by the Acts, the
Regulations and directives issued pursuant thereto. The contractor will take action with respect to any
subcontract or procurement as the Recipient or the (Federal Highway Administration) may direct as a means
of enforcing such provisions including sanctions for noncompliance. Provided, that if the contractor becomes
involved in, or is threatened with litigation by a subcontractor, or supplier because of such direction, the
contractor may request the Recipient to enter into any litigation to protect the interests of the Recipient. In
addition, the contractor may request the United States to enter into the litigation to protect the interests of the
United States.
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Exhibit F - Title VI Assurances Appendix A & E 
APPENDIX E

During the performance of this contract, the contractor, for itself, its assignees, and successors in interest 
(hereinafter referred to as the "contractor") agrees to comply with the following non-discrimination statutes 
and authorities; including but not limited to:

Pertinent Non-Discrimination Authorities:

• Title VI of the Civil Rights Act of 1964 (42 U.S.C. § 2000d et seq., 78 stat. 252), (prohibits
discrimination on the basis of race, color, national origin); and 49 CFR Part 21.

• The Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, (42 U.S.C. §
4601), (prohibits unfair treatment of persons displaced or whose property has been acquired because of
Federal or Federal-aid programs and projects);

• Federal-Aid Highway Act of 1973, (23 U.S.C. § 324 et seq.), (prohibits discrimination on the basis of
sex);

• Section 504 of the Rehabilitation Act of 1973, (29 U.S.C. § 794 et seq.), as amended, (prohibits
discrimination on the basis of disability); and 49 CFR Part 27;

• The Age Discrimination Act of 1975, as amended, (42 U.S.C. § 6101 et seq.), (prohibits discrimination
on the basis of age);

• Airport and Airway Improvement Act of 1982, (49 USC § 471, Section 47123), as amended, (prohibits
discrimination based on race, creed, color, national origin, or sex);

• The Civil Rights Restoration Act of 1987, (PL 100-209), (Broadened the scope, coverage and
applicability of Title VI of the Civil Rights Act of 1964, The Age Discrimination Act of 1975 and
Section 504 of the Rehabilitation Act of 1973, by expanding the definition of the terms "programs or
activities" to include all of the programs or activities of the Federal-aid recipients, sub-recipients and
contractors, whether such programs or activities are Federally funded or not);

• Titles II and III of the Americans with Disabilities Act, which prohibit discrimination on the basis of
disability in the operation of public entities, public and private transportation systems, places of public
accommodation, and certain testing entities (42 U.S.C. §§ 12131-12189) as implemented by
Department of Transportation regulations at 49 C.F.R. parts 37 and 38;

• The Federal Aviation Administration's Non-discrimination statute (49 U.S.C. § 47123) (prohibits
discrimination on the basis of race, color, national origin, and sex);

• Executive Order 12898, Federal Actions to Address Environmental Justice in Minority Populations and
Low-Income Populations, which ensures discrimination against minority populations by discouraging
programs, policies, and activities with disproportionately high and adverse human health or
environmental effects on minority and low-income populations;

• Executive Order 13166, Improving Access to Services for Persons with Limited English Proficiency,
and resulting agency guidance, national origin discrimination includes discrimination because of limited
English proficiency (LEP). To ensure compliance with Title VI, you must take reasonable steps to
ensure that LEP persons have meaningful access to your programs (70 Fed. Reg. at 74087 to 74100);

• Title IX of the Education Amendments of 1972, as amended, which prohibits you from discriminating
because of sex in education programs or activities (20 U.S.C. 1681 et seq).
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Covered Transactions 

Certification Regarding the Restrictions of the Use of Federal Funds for Lobbying 

Certificate of Current Cost or Pricing Data Exhibit G-4
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Exhibit G-1(a) Certification of Consultant 
I hereby certify that I am the and duly authorized representative of the firm of  

______________________________________________________________________________________ 
whose address is 

______________________________________________________________________________________ 

and that neither the above firm nor I have 

a) Employed or retained for a commission, percentage, brokerage, contingent fee, or other consideration,
any firm or person (other than a bona fide employee working solely for me or the above CONSULTANT)
to solicit or secure this AGREEMENT;

b) Agreed, as an express or implied condition for obtaining this contract, to employ or retain the services of
any firm or person in connection with carrying out this AGREEMENT; or

c) Paid, or agreed to pay, to any firm, organization or person (other than a bona fide employee working
solely for me or the above CONSULTANT) any fee, contribution, donation, or consideration of any kind
for, or in connection with, procuring or carrying out this AGREEMENT; except as hereby expressly
stated (if any);

I acknowledge that this certificate is to be furnished to the _________________________________________ 
and the Federal Highway Administration, U.S. Department of Transportation in connection with this 
AGREEMENT involving participation of Federal-aid highway funds, and is subject to applicable State and 
Federal laws, both criminal and civil. 

Consultant (Firm Name) 

Signature (Authorized Official of Consultant) Date 
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Exhibit G-1(b) Certification of ________________________________________ 
I hereby certify that I am the: 

Other 
of the _______________________________________, and ________________________________________ 
or its representative has not been required, directly or indirectly as an express or implied condition in connection 
with obtaining or carrying out this AGREEMENT to: 

a) Employ or retain, or agree to employ to retain, any firm or person; o
b) Pay, or agree to pay, to any firm, person, or organization, any fee, contribution, donation, or

consideration of any kind; except as hereby expressly stated (if any):

I acknowledge that this certificate is to be furnished to the ___________________________________________ 
and the Federal Highway Administration, U.S. Department of Transportation, in connection with this 
AGREEMENT involving participation of Federal-aid highway funds, and is subject to applicable State and 
Federal laws, both criminal and civil. 

Signature Date 
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Exhibit G-2 Certification Regarding Debarment Suspension and Other Responsibility 
Matters - Primary Covered Transactions 

I. The prospective primary participant certifies to the best of its knowledge and belief, that it and its
principals:
A. Are not presently debarred, suspended, proposed for debarment, declared ineligible, or voluntarily

excluded from covered transactions by any Federal department or agency;

B. Have not within a three (3) year period preceding this proposal been convicted of or had a civil
judgment rendered against them for commission of fraud or a criminal offense in connection with
obtaining, attempting to obtain, or performing a public (Federal, State, or local) transaction or
contract under a public transaction; violation of Federal or State anti-trust statues or commission of
embezzlement, theft, forgery, bribery, falsification or destruction of records, making false statements,
or receiving stolen property;

C. Are not presently indicted for or otherwise criminally or civilly charged by a governmental entity
(Federal, State, or local) with commission of any of the offenses enumerated in paragraph (1)(b) of
this certification; an

D. Have not within a three (3) year period preceding this application / proposal had one or more public
transactions (Federal, State and local) terminated for cause or default.

II. Where the prospective primary participant is unable to certify to any of the statements in this
certification such prospective participant shall attach an explanation to this proposal.

Consultant (Firm Name) 

Signature (Authorized Official of Consultant) Date 
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Exhibit G-3 Certification Regarding the Restrictions of the Use of Federal Funds for 
Lobbying 
The prospective participant certifies, by signing and submitting this bid or proposal, to the best of his or her 
knowledge and belief, that: 

1. No Federal appropriated funds have been paid or will be paid, by or on behalf of the undersigned, to any
person for influencing or attempting to influence an officer or employee of any Federal agency, a
Member of Congress, an officer or employee of Congress, or any employee of a Member of Congress in
connection with the awarding of any Federal contract, the making of any Federal grant, the making of
any Federal loan, the entering into of any cooperative AGREEMENT, and the extension, continuation,
renewal, amendment, or modification of Federal contract, grant, loan or cooperative AGREEMENT.

2. If any funds other than Federal appropriated funds have been paid or will be paid to any person for
influencing or attempting to influence an officer or employee of any Federal agency, a Member of
Congress, an officer or employee of Congress, or an employee of a Member of Congress in connection
with this Federal contract, grant, loan or cooperative AGREEMENT, the undersigned shall complete and
submit Standard Form - LLL, “Disclosure Form to Report Lobbying,” in accordance with its
instructions.

This certification is a material representation of fact upon which reliance was placed when this
transaction was made or entered into. Submission of this certification is a prerequisite for making or
entering into this transaction imposed by Section 1352, Title 31, U.S. Code. Any person who fails to file
the require certification shall be subject to a civil penalty of not less than $10,000.00, and not more than
$100,000.00 for each such failure.

The prospective participant also agrees by submitting his or her bid or proposal that he or she shall
require that the language of this certification be included in all lower tier sub-contracts, which exceed
$100,000 and that all such sub-recipients shall certify and disclose accordingly.

Consultant (Firm Name) 

Signature (Authorized Official of Consultant) Date 
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Exhibit G-4 Certification of Current Cost or Pricing Data 
This is to certify that, to the best of my knowledge and belief, the cost or pricing data (as defined in section of 
the Federal Acquisition Regulation (FAR) and required under FAR subsection 15.403-4) submitted, either 
actually or by specific identification in writing, to the Contracting Officer or to the Contracting Officer’s 
representative in support of ______________________________________* are accurate, complete, and current 
as of ______________________________________________**. 
This certification includes the cost or pricing data supporting any advance AGREEMENT’s and forward pricing 
rate AGREEMENT’s between the offer or and the Government that are part of the proposal. 

Firm: ___________________________________________________________________________ 

Signature Title 

Date of Execution __________________________________________________________***: 

*Identify the proposal, quotation, request for pricing adjustment, or other submission involved, giving the appropriate identifying number (e.g. project title.)
**Insert the day, month, and year, when price negotiations were concluded and price AGREEMENT was reached.
***Insert the day, month, and year, of signing, which should be as close as practicable to the date when the price negotiations were concluded and the
contract price was agreed to.
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Exhibit H 
Liability Insurance Increase 

To Be Used Only If Insurance Requirements Are Increased 
The professional liability limit of the CONSULTANT to the AGENCY identified in Section XII, Legal Relations 
and Insurance of this Agreement is amended to $ _______________________ . 

The CONSULTANT shall provide Professional Liability insurance with minimum per occurrence limits in the 
amount of $ __________________________________. 
Such insurance coverage shall be evidenced by one of the following methods: 

• Certificate of Insurance
• Self-insurance through an irrevocable Letter of Credit from a qualified financial institution

Self-insurance through documentation of a separate fund established exclusively for the payment of professional 
liability claims, including claim amounts already reserved against the fund, safeguards established for payment 
from the fund, a copy of the latest annual financial statements, and disclosure of the investment portfolio for 
those funds. 

Should the minimum Professional Liability insurance limit required by the AGENCY as specified above exceed 
$1 million per occurrence or the value of the contract, whichever is greater, then justification shall be submitted 
to the Federal Highway Administration (FHWA) for approval to increase the minimum insurance limit. 
If FHWA approval is obtained, the AGENCY may, at its own cost, reimburse the CONSULTANT for the 
additional professional liability insurance required. 

Notes: Cost of added insurance requirements: $ ___________________________. 
• Include all costs, fee increase, premiums.
• This cost shall not be billed against an FHWA funded project.
• For final contracts, include this exhibit

______________________________________________________________________ 
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Exhibit I 
Alleged Consultant Design Error Procedures 

The purpose of this exhibit is to establish a procedure to determine if a consultant has alleged design error is of a 
nature that exceeds the accepted standard of care. In addition, it will establish a uniform method for the 
resolution and/or cost recovery procedures in those instances where the agency believes it has suffered some 
material damage due to the alleged error by the consultant. 

Step 1 Potential Consultant Design Error(s) is Identified by Agency’s Project Manager 
At the first indication of potential consultant design error(s), the first step in the process is for the 
Agency’s project manager to notify the Director of Public Works or Agency Engineer regarding the 
potential design error(s). For federally funded projects, the Region Local Programs Engineer should be 
informed and involved in these procedures. (Note: The Director of Public Works or Agency Engineer 
may appoint an agency staff person other than the project manager, who has not been as directly 
involved in the project, to be responsible for the remaining steps in these procedures.) 

Step 2 Project Manager Documents the Alleged Consultant Design Error(s) 
After discussion of the alleged design error(s) and the magnitude of the alleged error(s), and with the 
Director of Public Works or Agency Engineer’s concurrence, the project manager obtains more detailed 
documentation than is normally required on the project. Examples include all decisions and descriptions 
of work, photographs, records of labor, materials, and equipment. 

Step 3 Contact the Consultant Regarding the Alleged Design Error(s) 
If it is determined that there is a need to proceed further, the next step in the process is for the project 
manager to contact the consultant regarding the alleged design error(s) and the magnitude of the alleged 
error(s). The project manager and other appropriate agency staff should represent the agency and the 
consultant should be represented by their project manager and any personnel (including sub-consultants) 
deemed appropriate for the alleged design error(s) issue. 

Step 4 Attempt to Resolve Alleged Design Error with Consultant 
After the meeting(s) with the consultant have been completed regarding the consultant’s alleged design 
error(s), there are three possible scenarios: 

• It is determined via mutual agreement that there is not a consultant design error(s). If this is the case,
then the process will not proceed beyond this point.

• It is determined via mutual agreement that a consultant design error(s) occurred. If this is the case,
then the Director of Public Works or Agency Engineer, or their representatives, negotiate a settlement
with the consultant. The settlement would be paid to the agency or the amount would be reduced
from the consultant’s agreement with the agency for the services on the project in which the design
error took place. The agency is to provide LP, through the Region Local Programs Engineer, a
summary of the settlement for review and to make adjustments, if any, as to how the settlement
affects federal reimbursements. No further action is required.

• There is not a mutual agreement regarding the alleged consultant design error(s). The consultant may
request that the alleged design error(s) issue be forwarded to the Director of Public Works or Agency
Engineer for review. If the Director of Public Works or Agency Engineer, after review with their legal
counsel, is not able to reach mutual agreement with the consultant, proceed to Step 5.
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Step 5 Forward Documents to Local Programs 
For federally funded projects, all available information, including costs, should be forwarded through the 
Region Local Programs Engineer to LP for their review and consultation with the FHWA. LP will meet 
with representatives of the agency and the consultant to review the alleged design error(s), and attempt to 
find a resolution to the issue. If necessary, LP will request assistance from the Attorney General’s Office 
for legal interpretation. LP will also identify how the alleged error(s) affects eligibility of project costs 
for federal reimbursement. 

• If mutual agreement is reached, the agency and consultant adjust the scope of work and costs to
reflect the agreed upon resolution. LP, in consultation with FHWA, will identify the amount of federal
participation in the agreed upon resolution of the issue.

• If mutual agreement is not reached, the agency and consultant may seek settlement by arbitration or
by litigation.
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Exhibit J 
Consultant Claim Procedures 

The purpose of this exhibit is to describe a procedure regarding claim(s) on a consultant agreement. The 
following procedures should only be utilized on consultant claims greater than $1,000. If the consultant’s 
claim(s) total a $1,000 or less, it would not be cost effective to proceed through the outlined steps. It is 
suggested that the Director of Public Works or Agency Engineer negotiate a fair and reasonable price for the 
consultant’s claim(s) that total $1,000 or less. 

This exhibit will outline the procedures to be followed by the consultant and the agency to consider a potential 
claim by the consultant. 

Step 1 Consultant Files a Claim with the Agency Project Manager 
If the consultant determines that they were requested to perform additional services that were outside of 
the agreement’s scope of work, they may be entitled to a claim. The first step that must be completed is 
the request for consideration of the claim to the Agency’s project manager. 

The consultant’s claim must outline the following: 
• Summation of hours by classification for each firm that is included in the claim
• Any correspondence that directed the consultant to perform the additional work;
• Timeframe of the additional work that was outside of the project scope;
• Summary of direct labor dollars, overhead costs, profit and reimbursable costs associated with the

additional work; and

• Explanation as to why the consultant believes the additional work was outside of the agreement
scope of work.

Step 2 Review by Agency Personnel Regarding the Consultant’s Claim for Additional Compensation 
After the consultant has completed step 1, the next step in the process is to forward the request to the 
Agency’s project manager. The project manager will review the consultant’s claim and will met with the 
Director of Public Works or Agency Engineer to determine if the Agency agrees with the claim. If the 
FHWA is participating in the project’s funding, forward a copy of the consultant’s claim and the 
Agency’s recommendation for federal participation in the claim to the WSDOT Local Programs through 
the Region Local Programs Engineer. If the claim is not eligible for federal participation, payment will 
need to be from agency funds. 

If the Agency project manager, Director of Public Works or Agency Engineer, WSDOT Local Programs 
(if applicable), and FHWA (if applicable) agree with the consultant’s claim, send a request memo, 
including backup documentation to the consultant to either supplement the agreement, or create a new 
agreement for the claim. After the request has been approved, the Agency shall write the supplement 
and/or new agreement and pay the consultant the amount of the claim. Inform the consultant that the 
final payment for the agreement is subject to audit. No further action in needed regarding the claim 
procedures. 
If the Agency does not agree with the consultant’s claim, proceed to step 3 of the procedures. 
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Step 3 Preparation of Support Documentation Regarding Consultant’s Claim(s) 
If the Agency does not agree with the consultant’s claim, the project manager shall prepare a summary 
for the Director of Public Works or Agency Engineer that included the following: 

• Copy of information supplied by the consultant regarding the claim;
• Agency’s summation of hours by classification for each firm that should be included in the claim
• Any correspondence that directed the consultant to perform the additional work;
• Agency’s summary of direct labor dollars, overhead costs, profit and reimbursable costs associate

with the additional work;

• Explanation regarding those areas in which the Agency does/does not agree with the consultant’s
claim(s);

• Explanation to describe what has been instituted to preclude future consultant claim(s); and
• Recommendations to resolve the claim.

Step 4 Director of Public Works or Agency Engineer Reviews Consultant Claim and Agency 
Documentation 

The Director of Public Works or Agency Engineer shall review and administratively approve or 
disapprove the claim, or portions thereof, which may include getting Agency Council or Commission 
approval (as appropriate to agency dispute resolution procedures). If the project involves federal 
participation, obtain concurrence from WSDOT Local Programs and FHWA regarding final settlement 
of the claim. If the claim is not eligible for federal participation, payment will need to be from agency 
funds. 

Step 5 Informing Consultant of Decision Regarding the Claim 
The Director of Public Works or Agency Engineer shall notify (in writing) the consultant of their final 
decision regarding the consultant’s claim(s). Include the final dollar amount of the accepted claim(s) and 
rationale utilized for the decision. 

Step 6 Preparation of Supplement or New Agreement for the Consultant’s Claim(s) 
The agency shall write the supplement and/or new agreement and pay the consultant the amount of the 
claim. Inform the consultant that the final payment for the agreement is subject to audit 
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EXHIBIT A 

SCOPE OF SERVICES 

Willows Road Watermain Extension 
City Project No. 2210 

CITY OF REDMOND, WA 

Project Understanding and Assumptions 

Background 

The Willow Road Watermain Extension project (project) consists of designing approximately 1,300 linear 
feet (LF) of 12-inch diameter watermain within the existing roadway prism in Willows Road from the 
watermain constructed by the Proctor Willows development to the existing 12-inch diameter watermain 
approximately 800 LF north of the intersection with N.E. 116th Street. The project will require 
approximately 0.25 miles of roadway restoration. No sidewalk improvements are included in this Scope of 
Services (scope) due to wetland and buffer mitigation requirements.  The watermain crosses three existing 
18-inch diameter culverts and it is assumed that the watermain design can be achieved without impacting 
the culverts. The project is included in an interlocal agreement with the City of Kirkland that was put in 
place as part of the Proctor Willows Development Agreement.  

Project work will include coordination of design efforts by others in the project vicinity including the King 
County Lake Hills Trunk Sewer Replacement Project.  

Scope of Services 

The Scope of Services details a work program for final design services for the Willows Road Watermain 
Extension. This Scope of Services has been developed based on an understanding of the work to be 
performed from meetings with the City and is organized by the following tasks: 

▪ Task 1 – Project Management 
▪ Task 2 – Data Collection and Review 
▪ Task 3 – Preliminary Design 
▪ Task 4 – 60% Design 
▪ Task 5 – 90% Design 
▪ Task 6 – 100% Design 
▪ Task 7 – Bid Documents 
▪ Task 8 – Bidding Support 
▪ Task 9 – Management Reserve 
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Task 1 - Project Management 

Objective 

Provide overall leadership and team strategic guidance aligned with City staff objectives. Coordinate, 
monitor, and control the project resources to meet the technical, communication, and contractual 
obligations required for developing and implementing the project scope. 

Activities 

1.1 Invoices/Status Reports 

Prepare monthly invoices, including expenditures by task, hours worked by project personnel, and other 
direct expenses with the associated backup documentation. 

1.2 Project Kickoff Meeting 

Prepare for and attend project kickoff meeting with City staff and key team members. Consor shall prepare 
for, attend, and lead the kickoff meeting. Prepare a detailed meeting agenda and distribute ahead of the 
kickoff meeting for City review. Prepare and distribute notes after the meeting.  

1.3 Coordination with the Owner 

Coordinate with City staff via status meetings, telephone communication, and email during the project. City 
PM to be copied on email communications with City staff. 

1.4 Quality Management 

Perform quality management at key milestones and on project deliverables. 

1.5 Project Management Plan 

Create a Project Management Plan (PMP) to include the scope and budget, project schedule, contact list, 
health and safety plan, and quality management plan. Develop baseline project schedule as part of the 
PMP. 

Task Deliverables 

➢ Consor shall deliver to the City a monthly invoice and status report. 

➢ Kickoff meeting agenda and notes. 

➢ Updated monthly schedule. 

➢ Project Management Plan. 

City Responsibilities 

➢ Timely review and processing of consultant invoices. 

Assumptions 

➢ The project duration is anticipated to be 12 months; therefore it is assumed that there will be up to 12 
progress payments/status reports. 
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➢ Kickoff meeting will be virtual and will be attended by three (3) members of the Consor team. 

➢ Meeting agenda will be submitted to City in advance of meetings and workshops for City review and 
input. 

➢ City review period for deliverables is 15 working days. 

➢ City review comments will be compiled into a single document before submitting to consultant. 

➢ Consultant assumes up to 12, 30-minute virtual meetings with the Consultant’s Project Manager and 
the City Project Manager. 

Task 2 – Data Collection and Review 

Objective 

Complete a detailed topographic survey of existing surface features and subsurface utilities within the right-
of-way and along the utility alignments in accordance with the Scope of Services provided by DHA on 
February 5, 2025 and included as Exhibit A.1. The easterly mapping limits as defined by Consor are to be 5 
feet east of the easterly edge of pavement. 

Collect relevant data review the basemap based on the data. Utilizing preliminary design drawings and data 
collected. Identify any conflicts that need to be potholed to collect additional information and pothole in 
accordance with the Scope of Services provided by APS on February 5, 2025 and included as Exhibit A.2. 

Activities 

2.1 Data Collection and Review 

Request and review relevant data from the City and private utilities to complete the preliminary 
engineering task. Develop a formal “Request for Information” and coordinate with the City during data 
collection. Incorporate private utility information into the project design. 

2.2 Surveying 

Topographic mapping will consist of above ground planimetric features, curbs, walks, striping, fences, low 
wire sag elevation on existing overhead wires along the west side of street, trees (greater than 6 inches in 
diameter), water appurtenances including  top of water valve nut elevations etc., and above and 
underground utilities.  The easterly mapping limits as defined by Consor are to be 5 feet east of the 
easterly edge of pavement.  

2.3 Basemap Review and Site Visit Verification 

Attend one site visit following receipt of the survey drawings to confirm pertinent topographic features 
were included in the survey.  

Provide consolidated comments and questions to the City regarding basemap updates required before 
design effort is initiated. Comments will be provided via Bluebeam mark-up or similar. 
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2.4 Conflict Analysis and Potholing 

Perform a conflict analysis to inform potholing plan based on topographic survey, third party utility locates, 
and as-built information provided by the City using the preliminary design utility drawings. Develop 
Potholing Plan for up to 15 potholes. Submit to City for review and approval. 

Task Deliverables 

➢ Updated survey files 

➢ Electronic copy of formal “Request for Information” (RFI). 

➢ Potholing Plan 

➢ Up to 15 test-hole data sheets, which include Top, Bottom, Width, Diameter and Direction of the 
utility. 

➢ Excel spread sheet containing test-hole data for the project. 

➢ Google Earth RM map with interactive link accompanied with an SHP File. 

➢ Photo of all Found Utilities. 

City Responsibilities 

➢ Provide City owned as-built information and other information noted in RFI. 
➢ Review and approve Potholing Plan. 

Assumptions 

➢ Locating services will be included in the survey scope and fee to paint out the existing underground 
utilities, as well as contacting One-Call to engage the city to locate its water, storm and sanitary sewer 
systems. 

➢ One (1) field day to establish City of Redmond project horizontal and vertical control and four (4) field 
days to perform the topographic mapping. 

➢ The horizontal datum will be Washington State Plane coordinates, north zone NAD-83(1991), US Feet.  
The vertical datum will be NAVD-88, US Feet.  The topographic survey will be developed as a 1”=20’ 
scale file with one (1) foot contours and delivered in .dwg and .pdf formats 

➢ An additional half day of surveying included to pick up any additional items following basemap review. 

➢ Utilities will be between 0 and 10 feet in depth. 

➢ Restoration will include 5/8” crushed rock back fill with a 3’x3’ saw cut and an HMA patch.  

➢ Grind and overlay of the existing roadway is not anticipated. 
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Task 3 – Preliminary Design 

Objective 

Develop preliminary utility design in the project area. Preliminary drawing list is provided at the end of this 
document. 

3.1 Preliminary Design 

Develop preliminary design plans to the 30% level that consider long-term operation and maintenance 
needs, location of existing utilities, end connection requirements, valving, service connections, air relief 
and blow-off features, maintaining water service during construction, minimizing neighborhood traffic and 
construction impacts, and constructability. Drawings will be consistent with the drawing list provided at the 
end of this document. 

3.2 Preliminary OPCC 

Develop 30% OPCC consistent with AACE International Class 2 Estimate including a 30% contingency to 
account for unknowns and an anticipated accuracy range of -20% to +30%. 

3.3 Constructability Review 

Perform a constructability review to identify risks, constraints, access needs, easement needs and possible 
issues with proposed design. 

3.4 Preliminary Design Workshop 

Prepare for and conduct a preliminary design workshop with City staff. Prepare meeting agenda and 
meeting notes to document discussion items, action items, and decisions and transmit to the City.  

Task Deliverables 

➢ Preliminary design package including electronic copies of the drawings, special provisions, and 
OPCC via file sharing site; no hard copies will be provided. 

➢ SEPA exemption documents. 

City Responsibilities 

➢ Provide one set of comments for each deliverable in electronic format. Review comments will be 
provided in PDF format and will be a consolidated PDF plan set prior to being delivered to the 
Consultant to eliminate redundant or conflicting comments.  

➢ Attend Preliminary Design Workshop 

➢ Coordinate and obtain temporary construction easements if needed. 

Assumptions 

➢ Work will be limited to road right of way and or defined City of Redmond easements. 

➢ No storm, sewer, or water modeling services are needed. 

➢ No specifications to be developed for preliminary design. 
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➢ Preliminary Design Workshop will be up to two (2) hours and attended by up to two (2) Consor 
team members. 

➢ The drawing list is provided at the end of this document and is the basis for the fee estimate related 
to design drawings. Detail sheets are not included. No traffic control sheets will be a part of 
preliminary design. 

➢ City review period is 15 working days for preliminary design deliverable. 

➢ Review comments will be received in a complete, single submittal. Multiple rounds of review 
comments on the same design completion submittal are not anticipated.  

➢ City of Redmond will coordinate with City of Kirkland as needed. 

➢ Pavement rehabilitation to match existing. Striping and signing of the roadway to match existing. 

Task 4 – 60% Design 

Objective 

Develop 60% level design drawings, special provisions, and OPCC. 60% design level deliverables will 
incorporate City review comments received on the preliminary design documents. 

Activities 

4.1 60% Design Drawings 

Develop 60% design level drawings. Drawings will be consistent with the drawing list provided at the end 
of this document. 

4.2 60% OPCC 

Develop 60% OPCC consistent with AACE International Class 2 Estimate including a 20% contingency to 
account for unknowns and an anticipated accuracy range of -15% to +20%. 

4.3 60% Special Provisions 

Develop 60% design level Special Provisions to be based on City Standard Specifications and modified to 
meet specifics of the project. 

4.4 60% Design Workshop 

Prepare for and conduct a 60% design workshop with City staff. Prepare meeting agenda and meeting notes 
to document discussion items, action items, and decisions and transmit to the City.  

Task Deliverables 

➢ 60% design package including electronic copies of the drawings, special provisions, and OPCC via 
file sharing site; no hard copies will be provided. 
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City Responsibilities 

➢ Provide one set of comments for each deliverable in electronic format. Review comments will be 
provided in PDF format and will be a consolidated PDF plan set prior to being delivered to the 
Consultant to eliminate redundant or conflicting comments. 

➢ Attend 60% Design Workshop. 

➢ Coordinate and obtain temporary construction easements if needed. 

Assumptions 

➢ Work will be limited to road right of way and or defined City of Redmond easements. 

➢ No storm, sewer, or water modeling services are needed. 

➢ 60% Design Workshop will be up to two (2) hours and attended by up to two (2) Consor team 
members. 

➢ The drawing list is provided at the end of this document and is the basis for the fee estimate related 
to design drawings. 

➢ City review period is 15 working days for 60% deliverable.  

➢ Review comments will be received in a complete, single submittal. Multiple rounds of review 
comments on the same design completion submittal are not anticipated.  

➢ City of Redmond will coordinate with City of Kirkland as needed. 

➢ Pavement rehabilitation to match existing. Striping and signing of the roadway to match existing. 

➢ Special provisions will be submitted to the City as Word documents with changes being captured 
using the Track Changes function in Word.  

Task 5 – 90% Design 

Objective 

Develop 90% level design drawings, Special Provisions, and OPCC. 90% design level deliverables will 
incorporate City review comments received on the 60% design documents.  

Activities 

5.1 90% Design Drawings 

Develop 90% design level drawings. Drawings will be consistent with the drawing list provided at the end 
of this document. 

5.2 90% OPCC 

Develop 90% OPCC consistent with AACE International Class 1 Estimate including a 10% contingency to 
account for unknowns and an anticipated accuracy range of -10% to +15%. 
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5.3 90% Special Provisions 

Develop 90% design level Special Provisions to be based on City Standard Specifications and modified to 
meet specifics of the project. 

5.4 90% Design Workshop 

Prepare for and conduct a 90% design workshop with City staff. Prepare meeting agenda and meeting notes 
to document discussion items, action items, and decisions and transmit to the City.  

Task Deliverables 

➢ 90% design package including electronic copies of the drawings, special provisions, and OPCC via 
file sharing site. No hard copies will be provided. 

City Responsibilities 

➢ Provide one set of comments for each deliverable in electronic format. Review comments will be 
provided in PDF format and will be a consolidated PDF plan set prior to being delivered to the 
Consultant to eliminate redundant or conflicting comments. 

➢ Attend 90% Design Workshop. 

➢ Coordinate and obtain temporary construction easements if needed. 

➢ Prepare and provide electronic files, and periodic updates, of text, forms, schedules, and other 
components of the contract documents, including preferred “front-end” sections. 

Assumptions 

➢ Work will be limited to road right of way and or defined City of Redmond easements. 

➢ No storm, sewer, or water modeling services are needed. 

➢ 90% Design Workshop will be up to two (2) hours and attended by up to two (2) Consor team 
members. 

➢ The drawing list is provided at the end of this document and is the basis for the fee estimate related 
to design drawings. 

➢ City review period is 15 working days for 90% deliverable.  

➢ Review comments will be received in a complete, single submittal. Multiple rounds of review 
comments on the same design completion submittal are not anticipated.  

➢ City of Redmond will coordinate with City of Kirkland as needed. 

➢ Pavement rehabilitation to match existing. Striping and signing of the roadway to match existing. 

➢ Special provisions will be submitted to the City as Word documents with changes being captured 
using the Track Changes function in Word.  
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Task 6 – Final Design  

Objective 

Develop 100% level design drawings, Special Provisions, and OPCC. 100% design level deliverables will 
incorporate City review comments received on the 90% design documents.  

Activities 

6.1 100% Design Bid-Check Set Drawings 

Develop 100% design level design drawings. Drawings will be consistent with the drawing list provided at 
the end of this document. 

6.2 100% OPCC 

Develop 100% OPCC consistent with AACE International Class 1 Estimate and will including 0% contingency 
(force account minor changes bid item will serve as contingency) and an anticipated accuracy range of -
10% to +10%. 

6.3 100% Special Provisions 

Develop 100% design level special provisions and bid proposal package to address all anticipated project 
work.  

Task Deliverables 

➢ 100% design package including electronic copies of the drawings, special provisions, and OPCC via 
file sharing site. No hard copies will be provided. 

City Responsibilities 

➢ Provide one set of comments for each deliverable in electronic format. Review comments will be 
provided in PDF format and will be a consolidated PDF plan set prior to being delivered to the 
Consultant to eliminate redundant or conflicting comments. 

➢ Coordinate and obtain temporary construction easements if needed. 

➢ Prepare and provide electronic files, and periodic updates, of text, forms, schedules, and other 
components of the contract documents, including preferred “front-end” sections. 

Assumptions 

➢ Work will be limited to road right of way and or defined City of Redmond easements. 

➢ No storm, sewer, or water modeling services are needed. 

➢ The drawing list is provided at the end of this document and is the basis for the fee estimate related 
to design drawings. 

➢ City review period is 15 working days for 100% deliverable.  

➢ Review comments will be received in a complete, single submittal. Multiple rounds of review 
comments on the same design completion submittal are not anticipated.  
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➢ City of Redmond will coordinate with City of Kirkland as needed. 

➢ Pavement rehabilitation to match existing. Striping and signing of the roadway to match existing. 

➢ Special provisions will be submitted to the City as Word documents with changes being captured 
using the Track Changes function in Word.  

Task 7 – Bid Documents  

Objective 

Develop bid documents including drawings, special provisions, and OPCC based on comments from the 
City’s review of the 100% design. 

Activities 

7.1 Bid-Ready Drawings, Special Provisions, and OPCC 

Incorporate City final design review comments into design documents to develop the Bid-Ready drawings, 
special provisions, and OPCC. Drawings, special provisions, and OPCC will be submitted to the City that are 
ready for bidding and distribution. Drawings and special provisions will be electronically stamped and 
signed by a Professional Engineer licensed in the State of Washington.  

Task Deliverables 

➢ Bid-Ready design documents including final electronically stamped design drawings, special 
provisions, and OPCC (PDF, AutoCAD, MS Word, and/or MS Excel, as applicable) via file sharing site. 
No hard copies will be provided. 

City Responsibilities 

➢ Advertise project for bid 

Assumptions 

➢ Work will be limited to road right of way and or defined City of Redmond easements. 

➢ No storm, sewer, or water modeling services are needed. 

➢ The drawing list is provided at the end of this document and is the basis for the fee estimate related 
to design drawings. 

➢ City of Redmond will coordinate with City of Kirkland as needed. 

➢ Pavement rehabilitation to match existing. Striping and signing of the roadway to match existing. 

➢ No new property acquisition or easements are anticipated 

Task 8 – Bidding Support 

Objective 

Support the City on during bidding of the project up to the approved budget amount.  
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Activities 

8.1 Respond to Bidder Questions  

Respond to questions from bidders, subcontractors, equipment suppliers, and vendors regarding the 
project contract documents. Maintain a written record of communications during bidding process.  

Questions are to be routed through the City; the Consultant team will not receive or respond to any direct 
requests from bidders.  

8.2 Addenda 

Prepare and submit up to two addenda.  

Task Deliverables 

➢ Written responses to bidder’s questions. 

➢ Draft addenda for the City to distribute to plan holders. 

City Responsibilities 

➢ City to coordinate and submit bid-ready Contract Documents to Builders Exchange.  

➢ The City will be responsible for tasks associated with printing bid documents, document 
distribution, bid advertisement, pre-bid meeting, addenda distribution, plan holder administration, 
bid evaluation, and bid tabulation.  

Assumptions 

➢ Up to two addenda will be prepared. 

Task 9 – Management Reserve 

Activities 

9.1 Management Reserve 

Written permission from the City is required to access $50,000 of management reserve funds. Scope of 
services and fee estimate to be negotiated with request to access the management reserve.  

Fee Estimate 

The project fee estimate is included as Exhibit D and E and includes resource allocations by staffing class 
and budget estimates for all the work by task. The budget amounts shown will not be exceeded without 
written authorization by the City. 
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Project Schedule 

The project is estimated to be up to twelve (12) months after Consor receives Notice to Proceed. A tentative 
project schedule is provided below assuming notice to proceed is given by April 2025.  

Major Milestones Anticipated Date 

Notice to Proceed from City May 2025 

Survey and Data Collection June 2025 

Preliminary Design Deliverable July 2025 

60% Design Deliverable September 2025 

90% Design Deliverable November 2025 

Final Design Deliverable January 2025 

Bidding March 2026 
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Drawing List 

  
30% 60% 90%, 100%, 

Bid 
GENERAL 

G-001 COVER SHEET X X X 
G-002 SHEET INDEX AND GENERAL SYMBOLS X X X 
G-003 ABBREVIATIONS X X X 
G-004 NOTES X X X 
G-005 POTHOLE TABLE   X X 
G-006 LEGEND AND SYMBOLS X X X 
G-010 SURVEY CONTROL AND KEY MAP X X X 

CIVIL - WATER 

W-C-101 PLAN AND PROFILE BEGIN A10+00 TO 
A14+00 X X X 

W-C-102 PLAN AND PROFILE A14+00 TO A18+00 X X X 
W-C-103 PLAN AND PROFILE A18+00 TO A22+00 X X X 
W-C-104 PLAN AND PROFILE A22+00 TO A26+00 X X X 
W-C-301 WATER CONNECTION DETAILS 1-2   X X 
W-C-501 DETAILS - 1   X X 
W-C-502 DETAILS - 2   X X 

CIVIL - TRAFFIC CONTROL 
TC-C-

101/102 BEGIN A10+00 TO 18+00   X X 

TC-C-
103/104 A18+00 TO A26+00   X X 

CIVIL - PAVING 
P-C-101/102 BEGIN A10+00 TO 18+00   X X 
P-C-103/104 A18+00 TO A26+00   X X 

P-C-501 ROADWAY DETAILS - 1   X X 
P-C-502 ROADWAY DETAILS - 2   X X 
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DHA Duane Hartman & Associates, Inc. doug@dhasurveyors.com 
 

16928 Woodinville-Redmond Road, B-107      Business (425) 483-5355 
Woodinville, WA 98072        FAX (425) 483-4650  
         
 

 

 

      February 5, 2025 

 

 

 

 

Consor 

1601 Fifth Avenue  

Suite 500 

Seattle, WA 98101 

Tacoma, WA 98402 

 

Attention: Mr. Jon Miner, PE 

 

Subject: Revised Cost Estimate for Professional Land Surveying Services, City of Redmond 

Water Main Extension (Willow Road NE), City of Redmond, Washington. 

 

Dear Jon: 

 

Duane Hartman & Associates, Inc. (DHA) is pleased to offer the enclosed cost estimate for the subject project.  

The project consists of Topographic Mapping over approximately 1,500 lineal feet of Willows Road NE right 

of way. 

 

 The surveying tasks and limits are specified by Consor in the email to DHA on 01/07/2025. 

 

SCOPE OF SERVICES 

 

Topographic mapping will consist of all above ground planimetric features, curbs, walks, striping, fences, low 

wire sag elevation on existing overhead wires along the west side of street, trees (greater than 12 inches in 

diameter for deciduous and 8 inches in diameter for conifer), all water appurtenances including  top of water 

valve nut elevations etc., and all above and underground utilities.  The easterly mapping limits as defined by 

Consor are to be 5 feet east of the easterly edge of pavement. Additional task for base map edits added 

02/05/2025. 

 

DHA will employ APS Locating to paint out the existing underground utilities, as well as contacting One-

Call to engage the city to locate its water, storm and sanitary sewer systems.  

 

I anticipate one (1) field day to establish City of Redmond project horizontal and vertical control and four (4) 

field  days to perform the topographic mapping.  

 

DHA will utilize Published City of Redmond (COR) horizontal and vertical control to perform the topographic 

mapping. All field data will be processed in accordance with Consor and COR CAD standards and sent in 

AutoCAD as a block drawing.  The horizontal datum will be Washington State Plane coordinates, north zone 

NAD-83(1991), US Feet.  The vertical datum will be NAVD-88, US Feet.  The topographic survey will be 

developed as a 1”=20’ scale file with one (1) foot contours and delivered in .dwg and .pdf formats.  
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Mr. Jon Miner 

City of Redmond – Willow Road NE Water Main Extension Topographic Survey 

February 5, 2025  

 

 

COST ESTIMATE  – Not to exceed fee to perform the surveying is $ 24,635.00, itemized as follows. 

  

Topographic Survey 

 Principal Surveyor  11.0 hrs @ 161.00/hr = $ 1,771.00 

 Project Surveyor 48.0 hrs @ 154.00/hr =  7,392.00 

 Field Tech II 48.0 hrs @ 92.00/hr =  4,416.00 

 Office Tech I/CAD 38.0 hrs @ 113.00/hr =  4,294.00 

 APS Locating 32.0 hrs @ 115.00/hr =  3,680.00 

 Mileage/Materials    =  225.00 

   

 TOTAL     = $ 21,778.00 

 

 

Base Map Edits 

 Principal Surveyor  1.0 hrs @ 161.00/hr = $ 161.00 

 Project Surveyor 8.0 hrs @ 154.00/hr =  1,232.00 

 Field Tech II 8.0 hrs @ 92.00/hr =  736.00 

 Office Tech I/CAD 6.0 hrs @ 113.00/hr =  678.00 

 Mileage/Materials    =  50.00 

   

 TOTAL     = $ 2,857.00 

 

 GRAND TOTAL     = $ 24,635.00 

 

 

TIME SCHEDULE - The foregoing services shall be completed and delivered within thirty (30) 

 Calendar days of the official notice to proceed. 

 

Thank you for considering DHA for your surveying needs.  Until further notice, we remain at your service. 

 

      Sincerely, 

 

      DUANE HARTMAN & ASSOCIATES, INC. 

               
      Douglas A. Hartman, PLS 

      President, Principal Surveyor 
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    Applied Professional Services, Inc. 

    
     

 
Willows Rd 

 
 

Project Scope: Potholing 
 

 
APS, Inc. will utilize our Air Vacuum Excavation System to verify utilities at selected test-hole locations to verify depth and 
location determined by Consor Engineers.  
 
 

• APS, Inc. shall air vacuum excavate approximately (15) test-holes on existing underground utilities. 

• Scope assumes that the utility will be between 0’ and 10’ in depth. 

• If a test-hole falls in the hard surface APS, Inc. shall jackhammer the existing asphalt or concrete. 

• APS, Inc. shall backfill all test-holes with a material approved by the local jurisdiction (5/8” select, sand or pea gravel).   

• CDF backfill and permanent asphalt repair are excluded from this scope. If the local jurisdiction requires CDF backfill 
and/or permanent asphalt repair additional fees will be required. 

• Collect utility and test-hole data, and photograph all found utilities. 

• This estimate is based on design engineering rates in which case prevailing wages do not apply. 

• Restoration is assumed at this time to be 5/8” crushed rock back fill with an HMA Tee Cut at all 15 locations. Grind and 
overlay of the existing roadway is not covered in this scope. Should the local jurisdiction require additional restoration, other 
than what is included in the scope, then additional fees will be required. 

• All bonding and/or right of entry will be obtained prior to APS arriving on site. 
 

 

Deliverables: Potholing 
 

• Test-hole data sheets, which include Top, Bottom, Width, Diameter and Direction of the utility. 

• Excel spread sheet containing test-hole data for the project. 

• Google Earth RM map with interactive link accompanied with an SHP File. 

• Photo of all Found Utilities. 

• One and a quarter inch zinc washer left at grade where utility was found with measurements stamped into it. 
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Project Site Address  
• Willows Rd NE & NE 116th St. Redmond, WA 

Contact Information: 
 

CLIENT : 
            

Consor Engineers 
 

Jon Miner 

600 University St #300 

Seattle, WA  98101 

(206) 462-7691  
 

Authorization to Proceed 
The undersigned hereby acknowledges the terms and conditions of this agreement and authorizes APS, Inc. to proceed 
according to the project scope and cost. 
 

Consor Engineers 
Willows Rd. Project 
 
Name:________________________   Date:_________________________ 
 
 

 

SERVICE  PROVIDED COST / UNIT EST. HRS/UNITS TOTAL COST

AIR VACUUM POTHOLING (portal-to-portal) 400.00$           30 12,000.00$                  

PROJECT COORDINATION 130.00$           12 1,560.00$                    

PROJECT MANAGEMENT 170.00$           6 1,020.00$                    

TRAFFIC CONTROL PLANS 250.00$           15 3,750.00$                    

CONDUCTABLE LOCATES 135.00$           3 405.00$                       

GPR LOCATES 190.00$           3 570.00$                       

NON CONDUCTABLE LOCATES 265.00$           8 2,120.00$                    

DUMPING FEE (per hole) 25.00$             15 375.00$                       

FLAGGING & TC (plus 10%) 220.00$           30 7,260.00$                    

POLICE FLAGGING (plus 10%) 135.00$           16 2,376.00$                    

HMA PATCHING (plus 10%) 2,250.00$        15 37,125.00$                  

TOTAL PROJECT ESTIMATE 68,561.00$                  

132



TERMS AND CONDITIONS 
Applied Professional Services, Inc. 

(TC-1) ISSUED 7.18.2024 
Page 1 of 3 

 

 

 
ACKNOWLEDGEMENT AND ACCEPTANCE OF 

TERMS AND CONDITIONS FOR SERVICES 

 
“Client” acknowledges that the Proposal prepared by Applied Professional Services, Inc. (“APS”), along with the 
Terms and Conditions (“Terms”) below comprise the entire agreement between the Client and APS (collectively 

"Agreement"), and supersedes all prior or contemporaneous written and oral understandings, agreements, 
negotiations, representations, warranties, and communications. 

 
GENERAL TERMS AND CONDITIONS 

 

RELATIONSHIP OF THE PARTIES: The relationship between the parties is 
that of independent contractors. Nothing contained in this Agreement shall be 
construed as creating any agency, partnership, joint venture or other form of 
joint enterprise, employment or fiduciary relationship between the parties, and 
neither party shall have authority to contract for or bind the other party in any 
manner whatsoever. 

SERVICES: APS shall provide services to the Client for the project (“Project”), 
as defined in the Proposal and the Agreement, or as requested by the Client by 
an agreed Order (the “Services”) in accordance with these Terms. 

PROJECT SCHEDULE: APS shall use reasonable efforts to meet the Project 
schedule dates specified in the Proposal. These dates shall be estimates only. 

CLIENT’S RESPONSIBILITIES: Client shall provide/perform the following in a 
timely manner so as not to delay the Services: 

− Provide accurate information about the location and survey of the site 
where services are to be provided. 

− Cooperate with APS in all matters relating to the Services. 

− Secure legal rights to and provide access to the Project site property and 
authorize APS staff to access the site for activities necessary for the 
performance of the Services. 

− Respond promptly to any APS request to provide direction, information, 
approvals, authorizations or decisions that are reasonably necessary for 
APS to perform Services in accordance with the requirements of this 
Agreement. 

− Provide materials, data, or information that APS may request that is 
reasonably necessary to carry out the Services in a timely manner and 
ensure that such materials, data, or information provided are complete 
and accurate in all material respects. 

− Comply with all applicable laws in relation to the Services before the date 
on which the Services are to start, including required licenses, permits, 
and consents to allow APS to perform Services. 

− Give prompt consideration and action to all communications, reports and 
other documents relating to the Services furnished by APS and inform 
APS in writing of decisions in reasonable time so as not to delay the 
Services. 

CLIENT’S ACTS OR OMISSIONS: If APS’s performance of its obligations 
under this Agreement is prevented or delayed by any act or omission of Client 
or its agents, subcontractors, consultants or employees, APS shall not be 
deemed in breach of its obligations under this Agreement or otherwise liable for 
any costs, charges or losses sustained or incurred by Client, in each case, to 
the extent arising directly or indirectly from such prevention or delay. 

COMPENSATION AND PAYMENT: In consideration of the provision of the 
Services by APS under this Agreement, Compensation will be made as follows: 

− Payment: Invoices for APS’s Services shall be submitted on a monthly 
basis and are payable within thirty (30) days after the invoice date. In the 
event that the Client disputes any portion of an invoice, client shall notify 
APS - of such disputed items within ten (10) days of invoice date. 
Retainers/deposits shall be credited on the final invoice. Interest will accrue 
on accounts overdue by 30 days at the lesser of 1.5 percent per month (18 
percent per annum) or the maximum legal rate of interest allowable. 

− Failure to make any payment when due is a material breach of this 
Agreement. In the event any invoice has not been paid in full within 
ninety (90) days of the invoice date, APS shall have the right to 
immediately suspend all or any portion of the Services hereunder 
indefinitely, pending payment in full of such invoice(s). 

− Taxes: Client shall be responsible for all sales, use and excise taxes, 
and any other similar taxes, duties and charges of any kind imposed by 
any federal, state or local governmental entity on any amounts payable 
by Client hereunder. 

− Compensation: Client shall pay the agreed upon rates or amounts set 
forth in the Proposal. If the agreement extends across multiple years, the 
compensation paid to APS may be adjusted due to market conditions, 
underlying labor costs, overhead and pricing influences. 

CHANGE ORDERS: If either party wishes to change the scope or performance 
of the Services, it shall submit details in writing of the requested change in a 
timely manner to the other party. APS shall, within a reasonable time after such 
request, provide a written estimate to Client of: 

− the likely time required to implement the change 

− any necessary variations to the compensation and other charges for the 
Services arising from the change 

− the likely effect of the change on the Services 

− any other impact the change might have on the performance of this 
Agreement 

Promptly after receipt of the written estimate, the parties shall negotiate in good 
faith and agree in writing on the terms of such change (a “Change Order”). 
Neither party shall be bound by any Change Order unless mutually agreed 
upon in writing. 

APS may charge for the time it spends assessing and documenting a request 
for a Change Order on a time and materials basis in accordance with the 
Proposal. 

DOCUMENTS: Unless otherwise agreed to by the parties in writing, all of the 
documents prepared by or on behalf of APS in connection with the Services 
(herein called the "Documents") will be considered Instruments of Service and 
will become the property of Client upon full and final payment of the 
Compensation. Any copyright of the Documents shall be retained by APS. APS 
grants to Client a non-exclusive right and license to use, disclose and 
reproduce the Documents solely for the purpose of the Project. 

DATA AND DOCUMENT RETENTION: APS will retain all data and 
Documents in accordance with its Data Retention Policy, unless otherwise 
agreed upon in writing. 

LIMITATION OF USE: Client shall not amend, alter or revise, reuse, permit the 
use of, disclose or reproduce any of the Documents for the completion of 
another project or work, without first obtaining the written consent of APS, and 
all reproductions shall include notice of this restriction. 

APS shall have no responsibility for any loss or damage suffered by Client or 
others resulting from any unauthorized use or modification of the Documents, 
errors in transmission of the Documents, changes to the Documents by others. 
The Documents may be relied upon by Client for design and construction work 
undertaken by other parties with respect to the Project provided such parties 
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verify the accuracy and completeness of the Documents to their satisfaction. 
The Client agrees to defend, indemnify and hold APS harmless from and 
against all claims, demands, losses, damages, liability and costs associated 
therewith. 

In the event any of APS’s work product documents are modified in any respect, 
without involvement and oversight of APS, Client agrees that any modification 
is at the Client’s sole risk. 

In the event that Client is in default of its obligations under this Agreement, 
APS may terminate Client’s right and license to use, disclose and reproduce 
the Documents upon providing written notice to Client. Client shall return to 
APS all Documents and that no residual copies of any part of any Documents 
are to be retained by the Client or other parties. 

STANDARD OF CARE: The standard of care for all Services performed under 
this Agreement will be the care and skill ordinarily used by members of the 
subject profession practicing under similar circumstances at the same time and 
in the same locality. APS makes no warranties or guarantees under this 
Agreement in connection with the Services. APS makes no warranty 
whatsoever with respect to the services, including any warranty of 
merchantability, warranty of fitness for a particular purpose, warranty of title, or 
warranty against infringement of intellectual property rights of a third party; 
whether express or implied by law, course of dealing, course of performance, 
usage of trade, or otherwise. 

CONFIDENTIALITY: Both parties shall use reasonable efforts to keep 
confidential all data and information which is marked confidential and furnished 
by the respective parties under this Agreement. Confidentiality obligations shall 
not apply if such data or information is within the public domain, was known to 
the Client or APS at the time of disclosure, or was rightfully obtained by Client 
or APS on a non-confidential basis from a third party. 

PERSONAL INFORMATION: Unless otherwise agreed to by the parties in 
writing, Client shall only collect and use individually identifiable information 
from or about APS employees if such collection and use is required. Client 
shall collect and use all Personal Information in accordance with applicable 
federal, state or personal information protection legislation. 

NON-SOLICITATION OF EMPLOYEES: Neither party shall knowingly solicit, 
recruit, hire or otherwise employ or retain the employees of the other party 
during the Term of this Agreement and for one (1) year following the 
termination or expiration of this Agreement without the prior written consent of 
the other party. However, neither party shall be restricted from soliciting or 
recruiting generally in the media, or from hiring, without prior written consent, 
the other party’s employees who answer any advertisement or otherwise 
voluntarily applies for hire without having been personally solicited. 

For a breach of Non-Solicitation, an amount equal to twice the base annual 
salary of the recruited employee at the time of their departure shall be paid by 
the hiring party to the other party. 

INDEMNIFICATION: To the fullest extent permitted by law, APS shall indemnify 
and hold harmless Client from and against any and all damages, liabilities, costs 
and expenses, including but not limited to reimbursement of reasonable attorney’s 
fees arising out of damages or injuries to persons or property to the proportionate 
extent caused by the negligence, gross negligence or willful misconduct of APS or 
anyone acting under its direction or control or on its behalf in the course of its 
performance under this Agreement; provided that APS ’s aforesaid indemnity and 
hold harmless obligation shall not be applicable to any liability based upon the 
willful misconduct or negligence of Client or upon use of or reliance on information 
supplied by Client or on behalf of Client to APS in preparation of any report, study 
or other written document. 

Client shall indemnify and hold harmless APS from and against any and all 
damages, liabilities, costs and expenses, including but not limited to 
reimbursement of reasonable attorney fees arising out of (i) damages or 
injuries to persons or property caused by the negligence, gross negligence or 
willful misconduct by Client or anyone acting under its direction or control or on 
its behalf in connection with this Agreement and (ii) claims, actions or demands 
for environmental liability arising from, or in relation to, any condition, not 
caused by the negligence of APS or anyone acting under its authority; provided 

that Client’s aforesaid indemnity and hold harmless obligation shall not be 
applicable to any liability based upon the willful misconduct or negligence of 
APS. 

The duty to indemnify does not include the duty to pay for or to provide an up- 
front defense against unproven claims or allegations. 

Where any claim results from the joint negligence, gross negligence, or willful 
misconduct, by Client and APS, the amount of such damage for which Client or 
APS is liable shall equal the proportionate part that the amount of such claim 
attributable to indemnitor’s negligence, gross negligence, willful misconduct, 
bears to the amount of the total claim attributable to the joint negligence, gross 
negligence, or willful misconduct, at issue. 

LIMITATION OF LIABILITIES: Notwithstanding any other provision in the 
Agreement, the Client agrees to limit APS’s liability under the Agreement or 
arising from the performance or non-performance of the Services under any 
theory of law, including but not limited to claims for negligence, negligent 
misrepresentation and breach of contract, to the lesser of: (a) the fees paid to 
APS for Services or (b) the maximum of remaining available insurance 
provided. No claim may be brought against APS in contract or tort more than 
two (2) years after the cause of action arose. Any claim, suit, demand or action 
brought under the Agreement shall be directed and/or asserted only against 
APS and not against any of APS’s employees, shareholders, officers or 
directors. APS's liability with respect to any claims arising out of this Agreement 
shall be limited as provided herein to direct damages arising out of the 
performance of the Services and APS shall not be held responsible or liable 
whatsoever for any consequential damages, injury or damage incurred by the 
actions or inactions of the Client, including but not limited to claims for loss of 
use, loss of profits and loss of markets. 

FORCE MAJEURE: If performance of the Services is affected by causes 
beyond APS’s reasonable control, the Project schedule and the Compensation 
shall be equitably adjusted by mutual agreement of the parties. APS shall not 
be liable or responsible to Client, nor be deemed to have defaulted or breached 
this Agreement, for any failure or delay in fulfilling or performing any term of 
this Agreement when and to the extent such failure or delay is caused by or 
results from acts or circumstances beyond the reasonable control of APS. 

These causes include, without limitation, inclement weather conditions, acts of 
God, flood, fire, earthquake, explosion, governmental actions, war, invasion or 
hostilities (whether war is declared or not), terrorist threats or acts, riot, or other 
civil unrest, national emergency, revolution, insurrection, pandemic/epidemic, 
lock-outs, strikes or other labor disputes (whether or not relating to either 
party’s workforce), or restraints or delays affecting carriers or inability or delay 
in obtaining supplies of adequate or suitable materials, materials or 
telecommunication breakdown or power outage, or similar causes and without 
the fault or negligence of the delayed party. If the event in question continues 
for a period in excess of thirty (30) days, Client shall be entitled to give notice in 
writing to APS to terminate this Agreement. 

INSURANCE: APS shall maintain Insurance which it deems to be reasonable 
throughout the term of this Agreement. APS shall provide Client with 
certificates of insurance upon written request. 

Client assumes sole responsibility and waives all rights and claims against 
APS for all loss of or damage to property owned by or in the custody of Client 
and any items at the site or in transit thereto however such loss or damage 
shall occur, unless caused by the sole negligence of APS. 

Client agrees to maintain appropriate Property Insurance and shall require its 
insurers to waive all rights of subrogation against APS for claims covered 
under any Property Insurance that Client may carry. Such waivers shall survive 
termination or discharge of this Agreement. 

TERM AND TERMINATION: This Agreement will continue in effect unless 
terminated by either party with thirty (30) days written notice to the other party. 
In the event of any termination, APS shall be paid for all Services rendered and 
reimbursable costs incurred through the date of notice of termination. In the 
event of termination, the Client shall pay all additional compensation related to 
termination of the project. 
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In addition to any remedies that are provided under this Agreement, APS may 
also terminate this Agreement with immediate effect upon written notice if the 
Client becomes insolvent, files a petition for bankruptcy or commences or has 
commenced against it proceedings relating to bankruptcy, receivership, 
reorganization, or assignment for the benefit of creditors. 

In the event of termination, APS shall be paid for all Services rendered and 
costs incurred by APS through the date of notice of termination. In the event of 
termination due to the termination of the Project, the Client shall pay all 
additional costs incurred by APS related to termination of the Project. 

DISPUTE RESOLUTION: If requested in writing by either the Client or APS, 
the Parties shall attempt to resolve any dispute between them arising out of or 
in connection with this Agreement by entering into a management/principal 
level meeting(s). The first such meeting shall occur within thirty (30) days from 
the first date of the written request for such meeting. 

− If a dispute cannot be settled informally between the Parties within a 
period of sixty (60) calendar days from the first date of the written 
request, the Parties shall enter structured non-binding negotiations with 
the assistance of a mediator. The mediator shall be appointed by 
agreement of the Parties. 

− If the Parties are unable to reach an acceptable resolution of the dispute, 
controversy, or claim through the mediation process, the Parties shall 
have any and all rights and remedies available to it under this Agreement 
and any and all rights and remedies at law or in equity. 

− Attorney Fee Provision: With respect to any dispute relating to this 
Agreement, or in the event that a lien, suit, action, arbitration, mediation, 
or other proceeding of any nature whatsoever is instituted to interpret or 
enforce the provisions of this Agreement, including, without limitation, 
any proceeding under the U.S. Bankruptcy Code and involving issues 
peculiar to federal bankruptcy law or any action, suit, arbitration, or 
proceeding seeking a declaration of rights or rescission, the prevailing 
party shall be entitled to recover from the losing party its reasonable 
attorney fees, paralegal fees, expert fees, and all other fees, costs, title 
reports, title guarantee reports, and expenses actually incurred and 
reasonably necessary in connection therewith, as determined by the 
judge or arbitrator at trial, arbitration, mediation, or other proceeding, or 
on any appeal or review, and all proceedings in U.S. Bankruptcy Court. 
APS shall also be entitled to reasonable attorney’s fees and costs 
incurred in enforcing any award and/or judgment, in addition to all other 
amounts provided by law. 

ASSIGNMENT: Neither party to this Agreement shall, without the prior written 
consent of the other party, which shall not be unreasonably withheld, assign 
the benefit or in any way transfer any claim or obligation under this Agreement 
or any part hereof. This Agreement shall inure to the benefit of and be binding 
upon the parties hereto, and except as otherwise provided herein, upon their 
executors, administrators, successors, and assigns. 

NO THIRD-PARTY BENEFICIARY: This Agreement is for the sole benefit of 
the parties hereto and their respective successors and permitted assigns and 
nothing herein, express or implied, is intended to or shall confer upon any other 
person or entity any legal or equitable right, benefit or remedy of any nature 
whatsoever under or by reason of this Agreement. 

LEGAL CONSTRUCTION: In case any one or more of the provisions 
contained in this Agreement shall for any reason be held to be invalid or 
unenforceable in any respect, such invalidity or unenforceability shall not affect 
any other provision hereof. This Agreement shall be construed as if such 
invalid or unenforceable provision had never been contained herein. 

ENTIRE AGREEMENT: This Agreement supersedes any and all other 
agreements, either oral or in writing, between the parties relating to the subject 
matter of this Agreement and is the entire understanding and agreement 
related thereto. This Agreement may be amended by mutual consent of the 
parties in writing to be attached hereto and incorporated herein, executed by 
APS’s and the Client’s authorized representatives. 

WAIVER: Failure by one party to notify the other party of a breach of any 
provision of this Agreement shall not constitute a waiver of any continuing 
breach. Failure by one party to enforce any of its rights under this Agreement 
shall not constitute a waiver of those rights. The waiver by either party of a 
breach or violation of any provision of this Agreement shall not operate as, or 
be construed to be, a waiver of any subsequent breach of the same or any 
other provision hereof. 

SEVERABILITY: If any term or provision of this Agreement is invalid, illegal or 
unenforceable in any jurisdiction, such invalidity, illegality or unenforceability 
shall not affect any other term or provision of this Agreement or invalidate or 
render unenforceable such term or provision in any other jurisdiction. 

SURVIVAL OF PROVISIONS: The expiration or termination of this Agreement, 
or any Task Order shall not affect the provisions, and the rights and obligations 
set forth in which either by their terms state or evidence the intent of the Parties 
that the provisions survive the expiration or termination, or must survive to give 
effect to the provisions. 

GOVERNING LAW: The validity of the Agreement and any of its terms or 
provisions, as well as the rights and duties of the parties hereunder, shall be 
interpreted and governed by the laws of the state in which the Project is 
located. 

Specific state statutes and regulations will be adhered to under this contractual 
agreement through the use of Addendums, as appropriate. 

135



Project Name:

Project Number:

Consultant:

NEGOTIATED HOURLY RATES

Overhead

Fee 

(Profit)

Total 

Hourly

Classification Hours 171% 29% Rate

36 124.49$   $212.91 $35.60 $373 $13,428

117.14$   $200.35 $33.50 $351

110.80$   $189.51 $31.69 $332

104.46$   $178.66 $29.88 $313

52 98.45$     $168.39 $28.16 $295 $15,340

93.45$     $159.83 $26.73 $280

90.11$     $154.12 $25.77 $270

86.77$     $148.41 $24.82 $260.00

85.44$     $146.13 $24.44 $256.00

83.10$     $142.13 $23.77 $249.00

81.77$     $139.85 $23.39 $245.00

366 78.76$     $134.71 $22.53 $236.00 $86,376

232 77.76$     $133.00 $22.24 $233.00 $54,056

75.09$     $128.43 $21.48 $225.00

73.76$     $126.15 $21.09 $221.00

71.09$     $121.58 $20.33 $213.00

69.42$     $118.73 $19.85 $208.00

68.08$     $116.44 $19.47 $204.00

67.08$     $114.73 $19.19 $201.00

557 67.08$     $114.73 $19.19 $201.00 $111,957

63.08$     $107.88 $18.04 $189.00

58.74$     $100.46 $16.80 $176.00

67.08$     $114.73 $19.19 $201.00

61.08$     $104.46 $17.47 $183.00

53.07$     $90.76 $15.18 $159.00

46.72$     $79.91 $13.36 $140.00

14 48.73$     $83.34 $13.94 $146.00 $2,044

44.72$     $76.49 $12.79 $134.00

40.05$     $68.50 $11.45 $120.00

105.46$   $180.37 $30.16 $316.00

85.44$     $146.13 $24.44 $256.00

64.75$     $110.74 $18.52 $194.00

110.14$   $188.37 $31.50 $330.00

102.46$   $175.24 $29.30 $307.00

96.79$     $165.53 $27.68 $290.00

93.11$     $159.25 $26.63 $279.00

12 86.44$     $147.84 $24.72 $259.00 $3,108

79.77$     $136.42 $22.81 $239.00

75.76$     $129.57 $21.67 $227.00

69.09$     $118.16 $19.76 $207.00

63.75$     $109.02 $18.23 $191.00

54.07$     $92.47 $15.46 $162.00

73.76$     $126.15 $21.09 $221.00

66.75$     $114.16 $19.09 $200.00

61.74$     $105.60 $17.66 $185.00

54.73$     $93.61 $15.65 $164.00

49.73$     $85.05 $14.22 $149.00

67.08$     $114.73 $19.19 $201.00

61.08$     $104.46 $17.47 $183.00

53.07$     $90.76 $15.18 $159.00

46.72$     $79.91 $13.36 $140.00

79.77$     $136.42 $22.81 $239.00

73.76$     $126.15 $21.09 $221.00

66.75$     $114.16 $19.09 $200.00

61.74$     $105.60 $17.66 $185.00

54.73$     $93.61 $15.65 $164.00

49.73$     $85.05 $14.22 $149.00

42.72$     $73.06 $12.22 $128.00

126.49$   $216.33 $36.18 $379.00

113.14$   $193.50 $32.36 $339.00

100.46$   $171.81 $28.73 $301.00

95.12$     $162.68 $27.20 $285.00

89.11$     $152.40 $25.49 $267.00

79.10$     $135.28 $22.62 $237.00

69.42$     $118.73 $19.85 $208.00

8 64.75$     $110.74 $18.52 $194.00 $1,552

58.74$     $100.46 $16.80 $176.00

53.07$     $90.76 $15.18 $159.00

29 48.73$     $83.34 $13.94 $146.00 $4,234

66.75$     $114.16 $19.09 $200.00

Total Hours 1,306 Subtotal: $292,095

REIMBURSABLES

$224

$24,635

$68,561

Subtotal: $93,420

SUBCONSULTANT COSTS (See Exhibit E)

Subtotal:

Total: $385,515

Contingency: 50,000

GRAND TOTAL: $435,515

Principal Engineer V

Principal Engineer IV

Principal Engineer III

Project Coordinator I

Mileage

Reproduction (copies, plots, etc.)

Survey

Potholing

Quality Control Compliance Specialist

Principal Engineer II

Principal Engineer I

Professional Engineer IX

Engineering Designer IX

Professional Engineer VIII

Engineering Designer VIII

TotalDSC

Exhibit D

Consultant Fee Determination

Principal Engineer VI

Willows Road Watermain Extension

2210

Consor

Professional Engineer VII

Engineering Designer VII

Professional Engineer VI

Engineering Designer VI

Professional Engineer V

Engineering Designer V

Professional Engineer IV

Engineering Designer IV

Professional Engineer III

Engineering Designer III

Engineering Designer II

Engineering Designer I

Technician IV

Technician III

Technician II

Technician I

Administrative III

Administrative II

Administrative I

Cost Estimator III

Cost Estimator II

Cost Estimator I

Construction Manager X

Construction Manager IX

Construction Manager VIII

Construction Manager VII

Construction Manager VI

Construction Manager V

Construction Manager IV

Construction Manager III

Construction Manager II

Construction Manager I

Construction Coordinator V

Construction Coordinator IV

Construction Coordinator III

Construction Coordinator II

Construction Coordinator I

Construction Admin Specialist IV

Construction Admin Specialist III

Construction Admin Specialist II

Construction Admin Specialist I

Inspector VII

Inspector VI

Inspector V

Inspector IV

Inspector III

Inspector II

Inspector I

Principal III

Project Manager I

Project Coordinator IV

Project Coordinator III

Project Coordinator II

Principal II

Principal I

Project Manager IV

Project Manager III

Project Manager II
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Project Name:

Project Number:

Consultant:

Estimated Design Fee:

Prepared By:

Fee Computation

Factor Rate Weight

   Degree of Risk 0.30 X 25 7.50

   Relative Difficulty of Work 0.30 X 20 6.00

Estimated Design Fee $450,000 0.33 X 15 4.95

   Period of Performance enter in months 12 0.26 X 15 3.90

   Assistance by the Agency 0.25 X 15 3.75

   Subconsulting enter % 17% 0.25 X 10 2.50

Negotiated Fee (% of DSC) 100 28.60 %

Note:  See Instructions for factor descriptions and rate guidelines. Minimum is .17 and maximum is .35.

Multiplier Computation

Component Multiplier

   Labor (DSC) 1.00

   Overhead (OH) 1.71

   Fee 0.29

Total Multiplier (DSC+OH+Fee) 3.00

Value

Negotiated Fee

Willows Road Watermain Extension

2210

Consor

$450,000

Jon Miner
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Project Name:

Project Number:

Consultant:

Estimated Design Fee:

Prepared By:

Fee Computation

Factor Rate Weight

   Degree of Risk 0.35 X 25 8.75

   Relative Difficulty of Work 0.35 X 20 7.00

Estimated Design Fee $25,000 0.35 X 15 5.25

   Period of Performance enter in months 12 0.26 X 15 3.90

   Assistance by the Agency 0.25 X 15 3.75

   Subconsulting enter % 15% 0.24 X 10 2.40

Negotiated Fee (% of DSC) 100 31.05 %

Note:  See Instructions for factor descriptions and rate guidelines. Minimum is .17 and maximum is .35.

Multiplier Computation

Component Multiplier

   Labor (DSC) 1.00

   Overhead (OH) 1.96

   Fee 0.31

Total Multiplier (DSC+OH+Fee) 3.27

Value

Negotiated Fee

Willows Road Watermain Extension

2210

DHA Surveyors

$25,000

Doug Hartman
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Project Name:

Project Number:

Consultant:

Work Description Amount

Utility Locating $3,680

Total: $3,680

The City permits subcontracts for the following portions of work of the Agreement:

Subconsultant

EXHIBIT E

Subcontracted Work

Willows Road Watermain Extension

2210

DHA Surveyors

APS
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-096
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Public Works Aaron Bert 425-556-2786

DEPARTMENT STAFF:

Public Works Chris Stenger Deputy Public Works Director

Public Works Doug DeVries Utility Manager

TITLE:
Approval of Settlement Agreement with King County Regarding Asbestos Cement Pipe Removal Associated with the Lake

Hills and Northwest Lake Sammamish Sewer Upgrade Project

OVERVIEW STATEMENT:
Public Works requests Council approval for the Mayor to execute a Settlement Agreement with King County regarding
the future removal and cost responsibilities related to out-of-service asbestos cement (AC) pipe that will be left in place
as part of the Lake Hills and Northwest Lake Sammamish Sewer Upgrade Project.

The project is a critical infrastructure upgrade led by King County to address capacity deficiencies and aging
infrastructure in Redmond and Bellevue. The Lake Hills Trunk and NW Lake Sammamish Interceptor include 4.5 miles of
gravity sewer and two siphon segments. As of 2010 modeling, the pipelines can only convey flows from a 5- to 10-year
storm, with some segments performing even worse. Additionally, inspections in the late 2000s showed the Lake Hills
Trunk was in poor condition and should be replaced.

This project will expand capacity to accommodate a 20-year peak storm flow through 2060.

The City’s execution of this Agreement will also support timely project permitting; King County anticipates presenting
the Conditional Use Permit application for the project to the Redmond Hearing Examiner in August 2025.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:

City of Redmond Printed on 6/13/2025Page 1 of 4
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Date: 6/17/2025 File No. AM No. 25-096
Meeting of: City Council Type: Consent Item

• Redmond 2050 Comprehensive Plan Utility Policies:
o UT-10 Coordinate with regional partners to maintain wastewater infrastructure that meets community

and environmental needs.
o NE-44 Protect water quality and public health in City and regional storm and wastewater systems.

· Required:
• The Lake Hills and NW Lake Sammamish Sewer Upgrade Project is necessary to relieve long-standing

capacity constraints and replace deteriorated infrastructure.
• The sewer system, as of 2010, could only accommodate a 5- to 10-year storm. The upgrade increases

capacity to meet 20-year storm flows through 2060.
• The Settlement Agreement supports project permitting and future City project coordination related to

AC pipe conflicts.

· Council Request:
N/A

· Other Key Facts:
• King County's project will upgrade 4.5 miles of sewer infrastructure. The AC pipe abandonment pertains

specifically to the area between NE 48th Street and NE Bel-Red Road, and from NE Bel-Red Road to
172nd Ave NE (as shown in Exhibit A, page one). In this segment, approximately 3,972 feet of dual
asbestos cement (AC) siphon pipe will be abandoned in place. The pipes will be filled with controlled
density fill (CDF) and sealed in accordance with standards approved by EPA, OSHA, PSCAA, and
Washington L&I. AC pipe removal will occur only at intersections and within 10 feet of trench lines.

• Some aging asbestos cement pipe will be left in place, triggering need for coordination if future City
capital projects conflict with the abandoned pipe. In alignment with the U.S. Environmental Protection
Agency’s (EPA) approved Alternative Work Practice (AWP) for asbestos under the National Emission
Standards for Hazardous Air Pollutants (NESHAP), abandonment of asbestos cement (AC) pipe in place is
recognized as a safe and effective method when conducted in accordance with specified containment
and handling procedures. This approach significantly reduces the risk of asbestos fiber release compared
to traditional removal, while also minimizing public exposure, traffic disruption, and overall community
impact. EPA abandonment guidance is found in Exhibit C.

• The City and County differ in statutory interpretation regarding responsibility for pipe removal (RCW
35.58.330).

• The Agreement allows the City to proceed with project planning and design coordination with defined
cost and review procedures.

OUTCOMES:
• Enables the Lake Hills and NW Lake Sammamish Sewer Upgrade Project, addressing known capacity and

condition concerns in the regional sewer network.
• Establishes procedures for future removal of out-of-service AC pipe if it conflicts with City infrastructure

projects.
• Clarifies financial responsibilities: City pays for removal; County reimburses for disposal based on agreed unit

rates.
• Ensures future coordination through design sharing, emergency response planning, and timely review.
• Supports regional infrastructure resilience through 2060.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:
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Date: 6/17/2025 File No. AM No. 25-096
Meeting of: City Council Type: Consent Item

· Timeline (previous or planned):
• Agreement development: On-going
• Council review: June 2025
• Permit approval: TBD

· Outreach Methods and Results:
N/A

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
No immediate cost. Future project-specific costs expected during City capital projects.

Approved in current biennial budget: ☐  Yes ☐  No ☒  N/A

Budget Offer Number:
N/A - Project-specific

Budget Priority:
Healthy and Sustainable / Reliable Infrastructure

Other budget impacts or additional costs: ☒  Yes ☐  No ☐  N/A
If yes, explain:
Future project budgets will allocate funds for removal of AC pipe where necessary. Reimbursement for disposal will
follow terms in Exhibit B.

Funding source(s):
City Capital Improvement Program (CIP) budgets.

Budget/Funding Constraints:
County’s reimbursement for disposal is capped per project and subject to mutual agreement and written authorization.
Exhibit B outlines terms.

☒  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/3/2025 Committee of the Whole - Planning and Public Works Receive Information

Proposed Upcoming Contact(s)

Date 6/3/2025 Requested Action

N/A None proposed at this time N/A
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Date: 6/17/2025 File No. AM No. 25-096
Meeting of: City Council Type: Consent Item

Time Constraints:
Execution of the Settlement Agreement is required prior to the issuance of civil construction permits for the
Lake Hills and NW Lake Sammamish Sewer Upgrade Project. King County anticipates the Conditional Use
Permit (LAND-20210-377) will be presented to the Redmond Hearing Examiner in August 2025, and the
County has requested agreement execution in advance of that hearing to prevent delays in the permitting
process.

ANTICIPATED RESULT IF NOT APPROVED:
Failure to execute the Agreement will delay County project permitting and leave unresolved legal and financial
responsibilities for AC pipe conflicts, potentially affecting future City projects and infrastructure timelines.

ATTACHMENTS:
• Settlement Agreement Regarding Pipe Removal
• Exhibit A - Lake Hills Trunk Pipe Alignment
• Exhibit B - Asbestos Cement Pipe Removal Reimbursement Agreement
• Exhibit C - Federal Register/Vol. 84, No. 111/Monday, June 10, 2019/Notices, page 26854
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SETTLEMENT AGREEMENT REGARDING PIPE REMOVAL 

This Agreement (the “Agreement”) is entered into by and between the City of Redmond, 

Washington, a municipal corporation (the “City”), and King County, a political subdivision of 

the State of Washington (the “County”). 

RECITALS 

A. The County has applied for a Conditional Use Permit (LAND-20210-377) for the "Lake Hills 

and Northwest Lake Sammamish Sewer Upgrade Project" (the “Lake Hills Sewer Upgrade 

Project”), which aims to upgrade sewer pipes serving the Redmond and Bellevue areas to meet 

community needs for the next fifty years or more. 

B. As part of the project, the County plans to leave certain out-of-service infrastructure in place, 

including asbestos concrete (AC) pipe. 

C. The County asserts that RCW 35.58.330 authorizes the retention of out-of-service 

infrastructure, placing the responsibility for removal on the City if a conflict arises with future 

City projects. 

D. The City contends that RCW 35.58.330 authorizes the County to operate and maintain active 

infrastructure but does not permit abandonment of out-of-service infrastructure. 

E. The City and County wish to resolve the dispute regarding the County’s AC pipe that will 

remain in place following the Lake Hills Sewer Upgrade Project. 

F. This Agreement will be acknowledged by the City as part of the issuance of the Conditional 

Use Permit and executed prior to approval of civil permits for the project. 

AGREEMENT 

In consideration of the mutual covenants herein, the City and County agree as follows: 

1. Lake Hills Sewer Upgrade Project: The County shall complete the Lake Hills Sewer 

Upgrade Project, leaving in place the out-of-service AC pipe infrastructure identified in 

Exhibit A. 

2. Capital Improvement Plans and County Review: The City agrees to provide the 

County with capital improvement plans for future projects owned by the City involving 

AC pipe removal no later than six (6) to twelve (12) months prior to project 

commencement, including at least the 30% design stage. This will allow the County 

sufficient time for review, ensuring that the City’s project proceeds without delay. 

3. AC Sewer Pipe Removal and Cost Responsibilities: 

o The City may request the removal of AC pipe if it conflicts with a future project, 

by submitting a written request with design documents (e.g., 30% design) to the 

County’s Local Public Agency Program (LPA; lpa.team@kingcounty.gov). Both 

parties will explore viable alternatives. 
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o The City shall notify the County of upcoming projects no less than six (6) months 

and no more than twelve (12) months before the project start. The County shall 

complete its review within fifteen (15) business days. 

o If removal is required and both parties agree, the City will be responsible for 

removal costs, while the County will cover the disposal costs. 

4. Emergency Situations: If emergencies arise requiring AC pipe removal outside of a 

scheduled City project, both parties will collaborate to assess the need for removal, 

working in the best interest of both. 

5. Disposal of AC Pipe: The City will handle and pay for removal, and the County will 

reimburse for disposal. Prior to bidding, the parties will agree on a unit price for disposal, 

with a not-to-exceed lump sum based on the engineer’s estimate. 

6. Lake Hills Trunkline Maintenance: The County will maintain the entire Lake Hills 

Trunkline, including sections containing AC pipe, on a perpetual basis. 

7. Payment: If the County agrees to removal, the City will submit documentation of 

disposal costs and an invoice. The County will reimburse the City in accordance with 

Exhibit B, not exceeding the agreed lump sum. Contingency funds require prior written 

authorization from the County. The County will pay within 60 days of receiving the 

invoice. 

8. Other Infrastructure: This Agreement applies only to AC pipe removal and disposal in 

conflict with City projects. It does not cover other infrastructure the County may leave in 

the right-of-way as part of the Lake Hills Sewer Upgrade Project. 

9. Attorney’s Fees: In the event of a lawsuit to enforce or breach this Agreement, the 

prevailing party is entitled to recover costs and reasonable attorney’s fees. 

10. Governing Law: This Agreement shall be governed by the laws of the State of 

Washington. 

11. Entire Agreement: This Agreement constitutes the entire understanding between the 

parties. Any amendments must be executed in writing by both parties. 

IN WITNESS WHEREOF, the parties have executed this Agreement as of the date of the last 

signature set forth below. 

 

KING COUNTY     CITY OF REDMOND 

 

 

 

By:              

 (Type or print name)    Mayor Angela Birney 

Title:       Date:       

Date:        
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EXHIBIT A – LAKE HILLS TRUNK PIPE ALIGNMENT  
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EXHIBIT B – ASBESTOS CEMENT PIPE REMOVAL REIMBURSEMENT AGREEMENT.  

 

The City of Redmond (City) and King County Natural Resources and Parks, Wastewater 

Treatment Division (County), have agreed to reimbursement for disposal costs associated with 

removal of asbestos concrete pipe (ACP) in conflict with the City’s capital improvement project 

per the Settlement Agreement for Pipe Removal. The City has provided all necessary documents, 

and the County has agreed to reimburse disposal costs upon removal of the ACP segments 

referenced herein.  

Parties have agreed that for the City’s project ______________________________________, 

there is no feasible alternative alignment of the City’s project and the County’s ACP conflicts 

with that alignment. The County has agreed to pay for the disposal costs as outlined: 

The City’s engineering estimate for portions of the project that the County is responsible for are 

estimated to be ______________/ per ___________(unit). 

The County has agreed to pay a not to exceed lump sum in the amount of 

__________________________, plus a ten percent (10%) contingency, in the amount of 

________________. The total eligible reimbursable amount plus contingency is 

____________________. The County will only pay for work completed. Request for use of 

contingency shall be made in writing with backup documentation. Any use of the contingency 

shall require written authorization from the County’s Local Public Agency Program. 

Reimbursable item(s) per the agreement shall be a separate bid item in the City’s bid schedule. 

The City shall submit the contractor’s schedule of values, with the items that the County is 

responsible for highlighted. For payment, final invoice shall be provided to the County, with 

backup documentation. Should the schedule of values or the final invoice amount exceed the 

lump sum amount plus the contingency than the reimbursement amount shall be re-opened for 

negotiation.   

 

KING COUNTY     CITY OF REDMOND 

 

 

 

By:              

 (Type or print name)     

Title:       Title:       

Date:       Date:       
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stringent as the NPDWRs at 40 CFR 
parts 141 and 142, as well as adopt all 
new and revised NPDWRs in order to 
retain primacy (40 CFR 142.12(a)). 

B. How does this action affect Indian 
country (18 U.S.C. 1151) in Utah? 

The EPA’s approval of Utah’s revised 
PWSS program does not extend to 
Indian country as defined in 18 U.S.C. 
1151. Indian country in Utah generally 
includes (1) lands within the exterior 
boundaries of the following Indian 
reservations located within Utah, in part 
or in full: The Goshute Reservation, the 
Navajo Indian Reservation, the 
reservation lands of the Paiute Indian 
Tribe of Utah (Cedar Band of Paiutes, 
Kanosh Band of Paiutes, Koosharem 
Band of Paiutes, Indian Peaks Band of 
Paiutes and Shivwits Band of Paiutes), 
the Skull Valley Indian Reservation, the 
Uintah and Ouray Reservation (subject 
to federal court decisions removing 
certain lands from Indian country status 
within the Uintah and Ouray 
Reservations), and the Washakie 
Reservation; (2) any land held in trust 
by the United States for an Indian tribe; 
and (3) any other areas which are 
‘‘Indian country’’ within the meaning of 
18 U.S.C. 1151. The EPA or eligible 
Indian tribes, as appropriate, will retain 
PWSS program responsibilities over 
public water systems in Indian country. 

C. Requesting a Hearing 
Any member of the public may 

request a hearing on this determination 
within thirty (30) days of this notice. All 
requests shall include the following 
information: Name, address, and 
telephone number of the individual, 
organization, or other entity requesting 
a hearing; a brief statement of interest 
and information to be submitted at the 
hearing; and a signature of the 
interested individual or responsible 
official, if made on behalf of an 
organization or other entity. Frivolous 
or insubstantial requests for a hearing 
may be denied by the RA. 

Notice of any hearing shall be given 
not less than fifteen (15) days prior to 
the time scheduled for the hearing and 
will be made by the RA in the Federal 
Register and in a newspaper of general 
circulation in the state. A notice will 
also be sent to both the person(s) 
requesting the hearing and the state. The 
hearing notice will include a statement 
of purpose of the hearing, information 
regarding time and location for the 
hearing, and the address and telephone 
number where interested persons may 
obtain further information. The RA will 
issue an order affirming or rescinding 
the determination upon review of the 
hearing record. 

Please bring this notice to the 
attention of any persons known by you 
to have an interest in this 
determination. 

Dated: May 28, 2019. 
Gregory Sopkin, 
Regional Administrator, Region 8. 
[FR Doc. 2019–12182 Filed 6–7–19; 8:45 am] 

BILLING CODE 6560–50–P 

ENVIRONMENTAL PROTECTION 
AGENCY 

[EPA–HQ–OAR–2017–0427; FRL–9994–29– 
OAR] 

RIN 2060–AT73 

National Emission Standards for 
Hazardous Air Pollutants for Asbestos: 
Notice of Final Approval for an 
Alternative Work Practice Standard for 
Asbestos Cement Pipe Replacement 

AGENCY: Environmental Protection 
Agency (EPA). 
ACTION: Notice; final approval. 

SUMMARY: This document announces 
our approval of an alternative work 
practice (AWP) under the Clean Air Act 
(CAA) in response to a request to use 
new technology and work practices 
developed for removal and replacement 
of asbestos cement (A/C) pipe, which is 
regulated under the National Emission 
Standard for Hazardous Air Pollutants 
(NESHAP) for Asbestos. This approval 
specifies the operating conditions, 
notifications, work practices, disposal, 
recordkeeping and reporting 
requirements that must be followed to 
demonstrate compliance with the 
NESHAP for Asbestos and the approved 
AWP. 
DATES: The AWP request for the use of 
close tolerance pipe slurrification 
(CTPS) for replacement of A/C pipes is 
approved as of June 10, 2019. 
ADDRESSES: The U.S. Environmental 
Protection Agency (EPA) has established 
a docket for this document under 
Docket ID No. EPA–HQ–OAR–2017– 
0427. All documents in the docket are 
listed on the https://
www.regulations.gov/ website. Although 
listed, some information is not publicly 
available, e.g., Confidential Business 
Information or other information whose 
disclosure is restricted by statute. 
Certain other material, such as 
copyrighted material, is not placed on 
the internet and will be publicly 
available only in hard copy form. 
Publicly available docket materials are 
available either electronically through 
https://www.regulations.gov/, or in hard 
copy at the EPA Docket Center, Room 

3334, WJC West Building, 1301 
Constitution Avenue NW, Washington, 
DC. The Public Reading Room is open 
from 8:30 a.m. to 4:30 p.m., Eastern 
Standard Time, Monday through Friday, 
excluding legal holidays. The telephone 
number for the Public Reading Room is 
(202) 566–1744, and the telephone 
number for the EPA Docket Center is 
(202) 566–1742. 
FOR FURTHER INFORMATION CONTACT: For 
questions about this final action, contact 
Mr. Korbin Smith, Sector Policies and 
Programs Division (D243–04), Office of 
Air Quality Planning and Standards, 
U.S. Environmental Protection Agency, 
Research Triangle Park, North Carolina 
27711; telephone number: (919) 541– 
2416; fax number: (919) 541–4991; and 
email address: smith.korbin@epa.gov. 

For questions about the applicability 
of this action, contact Mr. John Cox, 
Office of Enforcement and Compliance 
Assurance, U.S. Environmental 
Protection Agency, WJC South Building, 
1200 Pennsylvania Avenue NW, 
Washington, DC 20460; telephone 
number: (202) 564–1395; and email 
address: cox.john@epa.gov. 
SUPPLEMENTARY INFORMATION: 

Acronyms and abbreviations. We use 
multiple acronyms and terms in this 
document. While this list may not be 
exhaustive, to ease the reading of this 
document and for reference purposes, 
the EPA defines the following terms and 
acronyms here: 
A/C asbestos cement 
ACM asbestos-containing material 
ACPRP asbestos cement pipe replacement 

project 
ACWM asbestos-containing waste material 
AD applicability determination 
ASTM American Society for Testing and 

Materials 
ASU Arizona State University 
AWP alternative work practice 
CAA Clean Air Act 
CFR Code of Federal Regulations 
CIPP cured-in-place pipe 
CTPS close tolerance pipe slurrification 
EPA Environmental Protection Agency 
HDD horizontal directional drill 
HEPA high efficiency particulate air 
NESHAP national emission standards for 

hazardous air pollutants 
OSHA Occupational Safety and Health 

Administration 
RACM regulated asbestos-containing 

material, as defined in 40 CFR 61.141 
VE visible emissions, as defined in 40 CFR 

61.141 

Organization of this document. The 
information in this document is 
organized as follows: 
I. Background 

A. Summary 
B. How do I obtain a copy of this document 

and other related information? 
C. What is the Asbestos NESHAP and how 

does it regulate removal of A/C pipe? 
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D. For A/C pipe replacement, what 
conventional work practices comport 
with the Asbestos NESHAP? 

E. How is an AWP approved? 
F. Upon what alternative did the EPA 

solicit comments? 
II. What comments were received on the 

AWP, and what are the EPA’s responses 
to them? 

A. Comments Regarding Whether the EPA 
has Met Its Regulatory Requirements for 
Alternative Approval and Equivalency 
Determination 

B. Comments Regarding the Supervisor 
Requirements for the CTPS AWP 

C. Comments Regarding the Technical 
Procedure 

D. Comments Regarding the Comparison 
Between CTPS and Other Pipe 
Replacement Procedures 

E. Comments Regarding Inspection 
Requirements 

F. Comments Regarding Training and 
Certification 

G. Comments Regarding Notifications, 
Recordkeeping, and Reporting 
Requirements 

H. Comments Regarding Use of CTPS in 
Various Soil Types 

I. Comments Regarding Slurry, Its 
Management, and Disposal 

J. Comments Regarding Future Status of the 
New Pipe and Skim Coat 

K. Other Comments 
III. What are the EPA’s decisions on 

suggested changes to the AWP? 
A. Changes to the Notification, Reporting, 

and Recordkeeping Requirements 
B. Clarifications to the Process Description 
C. Conducting a Thorough Inspection of A/ 

C Pipe 
D. Changes to the Sampling and Analysis 

Requirements 
E. Decontamination Procedures 
F. Clarification to Disposal Requirements 

IV. What is the approved AWP for 
replacement of A/C pipe? 

A. What are the results of the EPA’s review 
of the CTPS AWP? 

B. What inspection, operation, and 
maintenance requirements would apply? 

C. What notification, recordkeeping, and 
reporting requirements would apply? 

D. The CTPS Technique for A/C Pipe 
Replacement 

E. Sampling, Testing, and Utility Map 
Notation Requirements 

F. Trackable Pipeline Requirements 
G. Slurry Removal, Containment, Labeling, 

and Transportation Requirements 
H. Disposal Requirements 
I. Equipment Decontamination or Disposal 
J. Application of Asbestos NESHAP 

Requirements 

I. Background 

A. Summary 
In a Federal Register document dated 

April 25, 2018 (83 FR 18042), the EPA 

provided public notice and solicited 
comment on a request under the CAA’s 
Asbestos NESHAP for the use of an 
AWP used for replacement of A/C pipes. 
As explained in the notice, A/C pipes 
throughout the U.S. are aging and 
weakening, causing ruptures that waste 
fresh water; infiltrate and overburden 
publicly operated treatment works 
(POTWs); and pollute ground water 
when wastewater leaks into subsurface 
soils, streams, lakes, rivers, and oceans. 

Because A/C pipes may be located 
beneath and beside major roadways and 
structures, and may overlap or lie 
beneath other utilities (e.g., gas, 
electricity, cable), their replacement can 
potentially be problematic, especially in 
high density residential, industrial, and 
urban areas. These A/C pipes are 
potentially subject to regulation under 
the Asbestos NESHAP when they are 
replaced. 

Categories and entities potentially 
affected by this action include those 
listed in Table 1 of this document. 

TABLE 1—NESHAP AND INDUSTRIAL SOURCE CATEGORIES POTENTIALLY AFFECTED BY THIS FINAL ACTION 

NESHAP and source category NAICS 1 code 

Water treatment plants ........................................................................................................................................................................ 221310 
Distribution line, sewer and water, construction, rehabilitation, and repair ........................................................................................ 237110 
Sewer main, pipe and connection, construction, rehabilitation, and repair ........................................................................................ 237110 
Storm sewer construction, rehabilitation, and repair ........................................................................................................................... 237110 
Irrigation systems construction, rehabilitation, and repair ................................................................................................................... 237110 
Water main and line construction, rehabilitation, and repair ............................................................................................................... 237110 
Pipeline rehabilitation contractors ........................................................................................................................................................ 237120 
Horizontal drilling (e.g., underground cable, pipeline, sewer installation) ........................................................................................... 237990 
Pipe fitting contractors ......................................................................................................................................................................... 238220 
Power, communication and pipeline right-of-way clearance (except maintenance) ........................................................................... 238910 
Pipeline transportation (except crude oil, natural gas, refined petroleum products) .......................................................................... 486990 
Pipeline terminal facilities, independently operated ............................................................................................................................ 488999 
Pipeline inspection (i.e., visual) services ............................................................................................................................................. 541990 
Asbestos removal contractors ............................................................................................................................................................. 562910 
Asbestos abatement services .............................................................................................................................................................. 562910 

1 North American Industry Classification System. 

This table is not intended to be 
exhaustive, but rather provides a guide 
for readers regarding entities potentially 
affected by this final action. To 
determine whether your asbestos 
cement (A/C) pipe replacement project 
(ACPRP) would be affected by this final 
action, you should examine the 
applicability criteria in the Asbestos 
NESHAP (40 CFR part 61, subpart M). 
If you have any questions regarding the 
applicability of any aspect of this final 
action, please contact the appropriate 
person listed in the preceding FOR 
FURTHER INFORMATION CONTACT section of 
this document. 

B. How do I obtain a copy of this 
document and other related 
information? 

The docket number for this final 
action regarding the Asbestos NESHAP 
is Docket ID No. EPA–HQ–OAR–2017– 
0427. In addition to being available in 
the docket, an electronic copy of this 
document will also be available on the 
internet. The EPA will post a copy of 
this final action at https://www.epa.gov/ 
stationary-sources-air-pollution/ 
asbestos-national-emission-standards- 
hazardous-air-pollutants following 
official Agency signature. Following 

publication in the Federal Register, the 
EPA will post the Federal Register 
version and key technical documents on 
this same website. 

C. What is the Asbestos NESHAP and 
how does it regulate removal of A/C 
pipe? 

The Asbestos NESHAP is a set of 
work practice standards prescribed for 
the handling, processing, and disposal 
of asbestos-containing materials (ACM), 
and designed to minimize the release of 
asbestos into the atmosphere. Asbestos 
is a known human carcinogen and the 
primary route of exposure is through 
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inhalation of asbestos fibers. The EPA’s 
intention in the Asbestos NESHAP was 
to distinguish between materials that 
would readily release asbestos fibers 
when damaged or disturbed and those 
materials that were unlikely to result in 
the release of significant amounts of 
asbestos fibers. If dry ACM can be 
crumbled, pulverized, or crushed to 
powder by hand pressure, it is 
considered friable. The potential for 
exposure to asbestos fibers is directly 
linked to the ACM potential to become 
friable, and then airborne. More 
information on the health effects of 
asbestos may be found at https://
www.epa.gov/asbestos/learn-about- 
asbestos#effects. For more information 
on the Asbestos NESHAP and how it 
applies to A/C pipe, please see the 1990 
Asbestos NESHAP amendments (55 FR 
48406, November 20, 1990) and the 
document published on April 25, 2018 
(83 FR 18042). 

D. For A/C pipe replacement, what 
conventional work practices comport 
with the Asbestos NESHAP? 

Asbestos Cement pipes are 
conventionally remediated in one of 
three ways: Cured-in place pipe (CIPP) 
lining, abandoned in place, and open 
trenching. The CIPP lining is used only 
on pipes that are still in good condition, 
and strong enough to withstand the 
daily pressures of their intended use. 
The CIPP lining is sprayed on the 
interior of unbroken, inline pipes, and 
is used to extend the useful life of the 
pipe. More information on various CIPP 
linings, formulation, and application is 
available in the docket to this 
document. Asbestos cement pipes may 
also be abandoned in place, with the 
new pipeline laid in a separate area. The 
EPA issued an applicability 
determination (AD) on A/C pipes that 
are abandoned in place, which is 
available in the docket for this 
document. 

Open trenching is the practice under 
which the entire A/C pipe is excavated 
and open to the ambient air. After 
excavation, the A/C pipe is wet-cut into 
6- and 8-foot sections using a snap 
cutter or similar tool, wrapped for 
containment, and removed for disposal. 
For more information on snap cutters 
and similar tools, see ‘‘Asbestos Pipe 
Safety Awareness and Compliance’’ and 
‘‘Updated Procedures for Cutting and 
Handling Asbestos Cement Pipe Client 
Revision City of Richmond Nov 2008,’’ 
available in the docket for this action. 
Guidance documents on open trenching 
work practices that comply with the 
Asbestos NESHAP have been developed 
by state and municipal agencies and are 
included in the docket for this 

document for reference. The AWP was 
compared to open trenching because 
open trenching was the only 
conventional work practice that 
involves the replacement of A/C pipe. 

E. How is an AWP approved? 
As explained at proposal, the 40 CFR 

part 61 General Provisions include what 
the EPA must determine in order to 
approve an alternative means of 
emission limitation. At 40 CFR 
61.12(d)(1) and (2), the General 
Provisions require that the alternative 
must achieve a reduction in emissions 
at least equivalent to the reduction 
achieved by the work practices required 
under the existing standard, and that the 
Federal Register document permitting 
the use of the alternative be published 
only after notice and an opportunity for 
a hearing. 

Additionally, the Asbestos NESHAP 
itself contains specific provisions under 
which the EPA should review 
applications for prior written approval 
of an alternative emission control and 
waste treatment method. 40 CFR 
61.150(a)(4) authorizes ‘‘[u]se [of] an 
alternative emission control and waste 
treatment method that has received 
prior approval by the Administrator 
according to the procedure described in 
40 CFR 61.149(c)(2).’’ Before approval 
may be granted for an AWP under 40 
CFR 61.150(a)(4), 40 CFR 61.149(c)(2) 
explains that a written application must 
be submitted to the Administrator 
demonstrating that the following criteria 
are met: (1) The alternative method will 
control asbestos emissions equivalent to 
currently required methods; (2) the 
suitability of the alternative method for 
the intended application; (3) the 
alternative method will not violate other 
regulations; and (4) the alternative 
method will not result in increased 
water pollution, land pollution, or 
occupational hazards. 

F. Upon what alternative did the EPA 
solicit comments? 

As stated in the proposal document at 
section V. Request for Comments, the 
EPA solicited comments on all aspects 
of this request for approval of CTPS as 
an AWP for the work practice standards 
specified in 40 CFR part 61, subpart M, 
the Asbestos NESHAP. 

II. What comments were received on 
the AWP, and what are the EPA’s 
responses to them? 

The EPA received several comments 
that resulted in changes to the AWP 
from proposal. We are responding to 
some of the most significant comments 
in this document, including those 
comments that resulted in changes to 

the AWP. Comments not appearing in 
this document are included in the 
Responses to Comments Document 
available in the docket (Docket ID No. 
EPA–HQ–OAR–2017–0427). 

A. Comments Regarding Whether the 
EPA Has Met Its Regulatory 
Requirements for Alternative Approval 
and Equivalency Determination 

Comment: Several commenters stated 
that the CTPS AWP is a safer and more 
efficient way to remove and replace A/ 
C pipe, that it was likely to be better 
than open cut, more economical, and 
safer for the environment. One 
commenter added that he and his family 
have been in the underground pipe 
replacement business since the mid- 
1930’s and that the CTPS AWP is the 
safest and most cost-effective way to 
replace A/C pipes. The commenter 
further offered his advisory services to 
the EPA in furtherance of the CTPS 
AWP. A commenter stated that the 
CTPS AWP is a less disruptive way to 
replace and upgrade water and sewer 
pipes than open trench replacement, 
and that both the environmental and 
social impacts of pipe replacement are 
reduced by the CTPS AWP. The 
commenter expressed a preference for a 
trenchless method of pipe replacement 
in their neighborhood. 

Response: The EPA agrees that CTPS, 
at least in certain scenarios, presents a 
lower potential asbestos exposure than 
open trenching. Both methods meet the 
Asbestos NESHAP objective to 
minimize emissions of asbestos to the 
air when asbestos is disturbed. The 
asbestos materials for both methods are 
maintained in an adequately wet state 
during removal, transportation, and 
disposal. We agree with the commenter 
that the key to protecting the public 
health, and minimizing releases of 
asbestos to the atmosphere, is adherence 
to the work practices. We discussed in 
83 FR 18047–48 of the April 25, 2018, 
document many of the attributes of 
CTPS, and we agree with the commenter 
that the CTPS procedure is also less 
disruptive to the public in general. We 
also note, as we discuss elsewhere in 
this document, that any applicable 
Occupational Safety and Health 
Administration (OSHA) personal 
protective equipment requirements 
(including for employees covered by 40 
CFR part 763, subpart G) remain in 
effect and are not impacted in any way 
by our approval of this AWP. 

Comment: The EPA received several 
comments questioning whether we met 
the regulatory requirements under both 
the General Provisions as well as the 
Asbestos NESHAP for the review and 
approval of AWPs under 40 CFR part 61 
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standards. Some commenters stated that 
the EPA should not approve the 
requested alternative because, in the 
commenters’ opinion, the alternative 
did not meet these comparative 
objectives. One commenter was 
concerned that the CTPS AWP would 
not meet the Asbestos NESHAP 
requirements for the fourth objective (no 
increased land pollution) because the 
slurry may leak into the surrounding 
soils while, by comparison, chunks of 
A/C pipe can be easily picked up from 
the soil if broken or damaged during 
removal. Another commenter stated 
that, depending on the soil type 
surrounding the A/C pipe being 
replaced, the CTPS AWP could increase 
the amount of asbestos-containing waste 
material (ACWM) to be disposed. 

Response: The Asbestos NESHAP 
authorizes ‘‘[u]se [of] an alternative 
emission control and waste treatment 
method that has received prior approval 
by the Administrator.’’ In addressing the 
four approval criteria listed above, we 
evaluated (1) if the alternative method 
will control asbestos emissions 
equivalent to currently required 
methods; (2) if the alternative method is 
suitable for the intended application; (3) 
if the alternative method will not violate 
other regulations; and (4) if the 
alternative method will not result in 
increased water pollution, land 
pollution, or occupational hazards. 

The Asbestos NESHAP does not 
prescribe a method for pipe 
replacement, but requires that the work 
practices used to remove, contain, and 
dispose of ACM release no visible 
emissions (VE) to the outside air (or 
control emissions). We evaluated the 
alternative and found that it meets all 
requirements for no VE, adequate 
wetting, waste handling, and disposal 
under the Asbestos NESHAP. Therefore, 
it satisfies the first criteria, that it 
controls asbestos emissions equivalently 
to the work practices of the standard. 

Second, the CTPS AWP is specifically 
designed for the intended application. 
The primary consideration of the 
Asbestos NESHAP is to minimize 
emissions of asbestos to the air, which 
is accomplished by both open trench 
methods and by the CTPS AWP. 

Third, the CTPS AWP does not violate 
other regulations, and does not supplant 
any other requirements pertaining to the 
removal, containment, transportation, or 
disposal of ACWM. We note specifically 
that any applicable OSHA requirements 
(including for employees covered by 40 
CFR part 763, subpart G), which protect 
workers, remain in full effect. 

Fourth, we believe use of the CTPS 
AWP will not result in increased water 
pollution, land pollution, or 

occupational hazards compared with 
open-trench and replacement, which is 
not required by the Asbestos NESHAP, 
but has been accepted as a NESHAP- 
compliant method for A/C pipe 
replacement. We compared the CTPS 
AWP to open-trench replacement 
because it is the traditional procedure 
for A/C pipe replacement. The CTPS 
AWP only exposes A/C pipe sections 
that must be removed before 
replacement using the underground 
trenchless method. The bentonite clay 
provides a seal on the inner surface area 
of the annular space (tunnel) created by 
the CTPS equipment train and the 
surrounding soils, thereby trapping the 
slurry between the pipe perimeter and 
the soil, while preventing ground water 
intrusion into this closed space. The 
slurry is ‘squeegeed out’ of the close 
tolerance space between the cavity and 
the new pipe and is removed at the 
vertical access points. This results in 
lowering the exposure potential to 
workers and the general public, not an 
increase in the potential exposure. This 
sealed surface area prevents slurry from 
contaminating the surrounding soils, 
and the ACM (which is made nonfriable 
by the curing process of the 
cementitious slurry) is not free to 
migrate to the surface as a result of soil 
movement, such as frost heaves. See the 
April 25, 2018, document for more 
information on frost heaves, and see the 
document titled, ‘‘Bentonite Clay: 
Properties and Uses,’’ in the docket to 
this action. 

We are including in the docket a 
study conducted by Arizona State 
University (ASU) on the use of the 
horizontal direction drill (HDD) 
technique to lay underground pipe. 
While this was not a ‘close tolerance’ 
study, it does show that the bentonite 
clay effectively seals the annular space 
between the new pipe and the 
surrounding soil (evaluated in both 
sandy and clay soils), supports the soils 
above the vacant space, and prevents 
migration of soils into the space 
surrounding the new pipe. See 
‘‘Evaluation of the Annular Space 
Region in Horizontal Directional 
Drilling Installations.’’ Samuel T. 
Ariaratnam, Ph.D., P.Eng., ASU, 2001. 
The 2001 ASU study also presents in 
Section 2.1 an ‘‘Introduction to Drilling 
Fluids and Additives,’’ which explains 
the properties of bentonite clay and use 
of both bentonite and drilling fluids in 
the HDD industry. 

Both open trench replacement and the 
CTPS AWP use water to adequately wet 
the A/C. Additionally, the CTPS AWP 
uses drilling fluids and bentonite clay in 
suspension underground while the 
equipment train distributes these fluids 

within the close-tolerance tunnel. As 
explained in 83 FR 18045, the purpose 
of the Asbestos NESHAP is to prevent 
excessive emissions of asbestos to the 
ambient air. Because the CTPS AWP 
conducts most of the pipe removal 
underground, sealing the cylindrical 
cavity before and during replacement 
with bentonite clay, the AWP prevents 
the migration of asbestos into the 
surrounding soils, and the skim coat 
(the portion of waste slurry that remains 
on the exterior of the new pipe) that 
remains is both fixed and nonfriable on 
the new pipe. Additionally, water 
pollution is reduced when A/C 
wastewater and storm water pipes in 
poor condition are replaced, resulting in 
a reduction in water pollution; and fresh 
water is conserved when leaking A/C 
pipes are remediated. For further 
information on the CTPS process, see 
the document in the Docket to this rule, 
titled ‘‘Guidelines for Replacing 
Asbestos Cement Pipe by Close 
Tolerance Pipe Slurrification (CTPS),’’ 
Portland Utilities Construction 
Corporation, November 2018. While we 
considered this document during the 
development of the CTPS AWP, it 
predates the approval of the AWP. Any 
owner/operator performing the CTPS 
AWP must follow the guidelines stated 
in IV.D of this document. 

We believe the use of the CTPS AWP 
will not result in increased water 
pollution, land pollution, or 
occupational hazards compared with 
open-trench and replacement, which is 
not required by the Asbestos NESHAP, 
but has been accepted as a NESHAP- 
compliant method for A/C pipe 
replacement. While open trenching 
exposes the entire length of A/C pipe to 
the workers and the atmosphere during 
removal operations, the CTPS AWP 
exposes A/C pipe only at the trenches 
at the beginning and end of the project, 
and at vertical access points. These 
areas are at the beginning of the ACPRP, 
the end of the ACPRP, and at a few 
points in between as determined by the 
pipe depth, soil type (used to estimate 
the drag on the line), knuckles, joints, 
dropped sections of pipe, or broken 
sections of pipe. Workers are not 
exposed to the slurry as it is 
underground during pipe replacement 
and in containment at both the vertical 
access points and the vacuum truck. 
The slurry is contained during 
transportation, and is disposed of in 
sealed leak-tight containers. However, if 
workers’ clothing or other materials 
became contaminated with slurry, it 
would need to be treated as ACWM and 
disposed of accordingly (see the 
definition of ACWM at 40 CFR 61.141). 
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For this reason, we recommend workers 
wear disposable coveralls that can be 
disposed of as ACWM at the end of the 
ACPRP. We also are clarifying that any 
applicable OSHA requirements 
(including for employees covered by 40 
CFR part 763, subpart G), which protect 
workers, remain in full effect. We find 
that the CTPS AWP will not result in 
increased occupational hazards 
compared with open trenching methods. 

When replacing an A/C pipe with a 
new pipe of the same size (size-on-size), 
the A/C pipe slurry mixture is not 
significantly impacted by the outer soil 
composition, and that soil type does not 
play a significant role in the amount of 
ACWM to be disposed of when using 
the CTPS AWP. 

The term ‘close tolerance’ is used to 
denote that the soil displacement is at 
a minimum for an HDD technology. The 
volume of waste generated using the 
CTPS AWP is less than that generated 
using open trenching because pipe 
disposal using open trenching landfills 
the A/C pipe in its unaltered form, so 
most of the space is taken up by the 
interior open space of the pipe. In 
comparison, CTPS AWP waste has no 
open, empty spaces, and all ACM waste 
is compactly disposed in containment. 

However, when simultaneously 
replacing the A/C pipe with a new pipe 
that has a larger diameter (upsizing), the 
additional soil from the perimeter of the 
old pipe is removed with the slurry 
while pulling the new pipe behind the 
equipment train. For example, replacing 
an 8-inch old pipe with a 12-inch new 
pipe would potentially include the soil 
within a 2-inch margin of the old pipe. 
However, this is a matter of pipe size, 
not soil type; that is, it is dependent 
upon the size of new pipe in relation to 
the size of the old pipe being replaced. 

The soil displacement would be 
similar when replacing an A/C pipe 
with a larger pipe using open trenching 
and, depending on the condition of the 
A/C pipe, could result in a similar 
amount of ACWM to be disposed. For 
instance, conducting open trenching on 
an A/C pipe in poor condition could 
easily result in the contamination of all 
the surrounding soil. In that case, the 
soil surrounding the pipe would have to 
be disposed as ACWM (see 40 CFR 
61.150). In such a case, the asbestos 
contaminating the soils would be in a 
friable state, rather than in a nonfriable 
state as it is with the CTPS procedure. 
We, therefore, think the two methods 
are generally equivalent in this regard. 

We, therefore, believe the CTPS AWP 
does not result in an increase in water 
pollution, land pollution, or 
occupational hazards, and that it is at 
least equivalent to open trench 

replacement procedures for A/C pipe 
replacement. 

Comment: A commenter stated that 
the EPA improperly allowed 
comparison of the CTPS AWP as 
demonstrated on a clay pipe, rather than 
on an A/C pipe, which would have 
more accurately demonstrated the 
effectiveness of the alternative. The 
commenter noted that the slurry from 
clay pipe does not necessarily re-harden 
into a non-friable material. 

Response: The submitted evidence of 
the CTPS AWP shows that A/C pipe 
behaves similarly to the way clay pipe 
behaves (i.e., is ground to a fine powder 
and suspends in slurry with drilling 
fluids and bentonite clay) under the 
CTPS process. The demonstration on 
clay pipe in Greenville, South Carolina, 
was used to demonstrate the CTPS 
procedure to the EPA. The slurry 
sample that was collected, tested, and 
shown to withstand compressive 
strength tests at 72 and 75 pounds per 
square inch by an independent testing 
laboratory, was from A/C slurry 
collected from the CTPS AWP as used 
at an ACPRP in Tennessee. 

Comment: A commenter asked if the 
emission reduction of friable asbestos 
under the CTPS AWP would be similar 
or more substantial than that obtained 
by the work practices for the removal 
and disposal practices currently 
required by the rule. 

Response: We believe the potential for 
reducing exposure to asbestos using the 
CTPS AWP is similar or at least 
equivalent to the requirements of the 
existing rule. We discussed the 
environmental benefits of the CTPS 
AWP in 83 FR 18048. Further, we note 
that open trenching is not a work 
practice that is required by the Asbestos 
NESHAP, but we compared the CTPS 
process to open trenching because the 
work practices for open trenching 
comply with the Asbestos NESHAP 
requirements, and because open 
trenching is a replacement process, as 
opposed to re-lining or abandoning the 
A/C pipe in place. 

Comment: We received two comments 
on the potential for cross-contamination 
from the slurry. One commenter 
surmised that worker exposure and 
potential for carry-home exposure from 
workers to family members would be 
greater, as compared to open trench 
removal methods. This commenter 
stated, ‘‘Anyone who works with slurry 
understands that this process is 
inherently messy. Slurry finds holes in 
its containment vessels, it splashes onto 
workers when being handled, and gets 
onto surrounding grounds and 
equipment even when there are no leaks 
in the containment process. Slurry dries 

on the clothes of workers, on the ground 
and on the equipment used to 
manipulate it—all of which needs to be 
thoroughly cleaned before the project is 
shut down at the end of each shift.’’ 
Another commenter added, ‘‘When an 
item contacts the asbestos-containing 
slurry, it becomes a potential sources of 
future asbestos fiber release if and when 
the slurry hardens,’’ adding that later 
decontamination measures increase the 
potential for exposure to asbestos. This 
commenter added that aggressive 
removal techniques such as hammering, 
abrading, and sawing are often used to 
remove ACM from surfaces, and that 
these methods also increase the 
potential for future exposure when 
conducted in uncontrolled conditions. 

Response: As with any activity 
involving asbestos, precautions must be 
taken to prevent contamination of 
workers and equipment. With the 
exception of the trenches at the 
beginning and end of the project, and at 
vertical access points, the slurry is not 
accessible to workers, because it is an 
underground replacement process. The 
slurry is not in contact with workers 
under normal operating conditions, and 
all asbestos is maintained in an 
adequately wet slurry at all points 
where the slurry contacts the outside 
air. However, if workers’ clothing or 
other materials became contaminated 
with slurry, it would need to be treated 
as ACWM and disposed of accordingly 
(see the definition of ACWM at 40 CFR 
61.141). For this reason, we recommend 
workers wear disposable coveralls that 
can be disposed of as ACWM at the end 
of the ACPRP. 

Persons conducting ACPRPs using the 
CTPS AWP may choose to either 
decontaminate the equipment so that no 
ACM remains within or on the 
equipment after each ACPRP, or may 
use disposable linings/containers that 
prevent slurry from coming into direct 
contact with machinery, that are 
disposed of as ACWM. We recommend 
that excess wash water be properly 
disposed of in containment, or filtered 
before being allowed to be discharged as 
wastewater and that the filtrate be 
placed in containment and disposed of 
with other ACWM at the disposal 
facility. All work practices must be 
consistent with those required by the 
Asbestos NESHAP. For additional 
information on decontamination see 
section III.E below. 

We note specifically that any 
applicable OSHA requirements 
(including for employees covered by 40 
CFR part 763, subpart G), which protect 
workers, remain in full effect. 

Any decontamination effort must 
comply with the Asbestos NESHAP 
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work practices, as, for example, any 
regulated asbestos-containing material 
(RACM) and ACWM must be kept 
adequately wet (see 40 CFR 61.145(c)(6) 
and 40 CFR 61.150(a)(1)). Furthermore, 
any owner/operator of a subsequent 
renovation operation that disturbs this 
asbestos-containing skim coat (the 
portion of waste slurry that remains on 
the exterior of the new pipe) above the 
regulatory threshold would need to 
comply with the Asbestos NESHAP. 
Therefore, we disagree with the 
commenter that the potential for 
asbestos exposure is greater using CTPS 
than for open trenching. 

B. Comments Regarding the Supervisor 
Requirements for the CTPS AWP 

Comment: The EPA received a 
comment asking if a trained asbestos 
supervisor is still required to be onsite 
during the entire CTPS ACPRP. 

Response: The onsite supervisor 
requirements of the NESHAP are not 
changed in any way under the action to 
approve the CTPS AWP. See 40 CFR 
61.145(c)(8). Therefore, a trained 
asbestos supervisor must still be onsite 
during the entire time A/C pipe is being 
replaced. 

C. Comments Regarding the Technical 
Procedure 

The EPA received a number of 
comments questioning the effectiveness 
of CTPS to abate A/C pipe. Some of 
these commenters made suggestions to 
improve the work practice. 

Comment: One commenter suggested 
that, for excavation of vertical access 
points, the EPA expand on these 
requirements. Specifically, the 
commenter suggested we change the 
requirement, ‘‘the owner/operator must 
not disturb A/C pipe during the digging 
out of these access points. Water and 
suction should be used to uncover as 
much of the A/C pipe as is needed to 
begin the CTPS process.’’ The 
commenter suggested the following 
language: ‘‘The owner/operator should 
avoid to the extent feasible, crumbling, 
pulverizing, or reducing to powder A/C 
pipe during the excavation of vertical 
access points. Water and suction, hand 
digging with shovels, or similar 
methodologies that do not crumble, 
pulverize, or reduce to powder A/C pipe 
should be used to uncover the A/C pipe 
as is needed to perform the CTPS 
process.’’ 

Response: We accept the commenter’s 
suggested edits with one minor edit in 
which we change the first sentence to 
read ‘‘The owner/operator must avoid to 
the extent feasible, crumbling, 
pulverizing, or reducing to powder A/C 
pipe during the excavation of vertical 

access points.’’ We agree that the added 
specificity better describes how to 
achieve our intended requirement that 
A/C pipe not be disturbed during the 
digging out of these access points, and 
is consistent with current work 
practices, which use backhoes to 
excavate around the trench, but hand 
shovels, small tools, brooms, and water 
to expose the A/C pipe at vertical access 
points. We further note that the 
language ‘as is needed’ clarifies that 
digging of the entire trench using hand 
shovels is not needed, but is used to 
expose the A/C pipe for removal. 

Comment: A commenter surmised 
that the cost of disposal of the slurry 
would be greater than the cost of 
disposal of intact A/C pipes because the 
A/C pipe slurry would present an 
increase in ACWM volume and waste, 
and that, by extension, landfill issues, 
including capacity at existing landfills 
and disposal costs would be higher than 
for A/C pipe. This commenter believes 
the slurry would take up more space in 
the landfill than whole pipe because the 
landfill crushes the A/C pipe after it is 
received, thereby reducing its volume. 

Response: Cost and increased waste 
volume are not among the equivalency 
determination factors that must be 
weighed by the EPA to determine 
equivalency with the standard. 
Increased waste volume is not land 
pollution because the waste is managed 
to prevent exposure, which is not the 
case with land pollution. Because this is 
an alternative work practice and not a 
mandated requirement, the relative 
costs are not at issue. 

Comment: Two commenters asked 
questions regarding the applicability of 
the AWP to the circumstances of the 
ACPRP, such as preparation of the site 
and the size of pipe that CTPS may be 
used to replace. 

Response: The standard industry 
practice is to mark existing utilities at 
the surface using flag markers on yards 
and soil, and ink on pavement and other 
impervious surfaces. The size pipe that 
may be replaced depends upon the size 
of the equipment train that may be used. 
At this time, the equipment train is 
available to install pipes up to 24 inches 
in diameter. Therefore, at this time, 
CTPS may be used to replace pipes up 
to 24 inches in diameter. It is possible 
that in the future, larger pipe sizes may 
be able to be replaced using CTPS if 
equipment trains of sufficient size 
become available. Large pipe 
replacement can be completed with 
CTPS by using a larger HDD rig with the 
correct drill stem rotation speed. 

Comment: A commenter suggested 
that the EPA specify the criteria or 
specific technique that must be used to 

ensure that no ACM contacts the inside 
of the new pipe. 

Response: All new pipes are pressure 
rated and have a seal system that will 
not allow outside material to come in. 
All pipe pulling caps are sealed the 
same way to prevent slurry material 
from entering the pipe. All drilling fluid 
pressure is relieved through the slurry 
relief holes to prevent drilling fluid 
pressure build up. While this is 
standard industry practice, and the 
trenchless industry has used sealed pipe 
for many years, nevertheless, we are 
adding these criteria to the description 
of the AWP to improve the work 
practice. 

Comment: Two commenters 
addressed the issue that a common 
decontamination technique is to use 
excess water to wash ACM from all 
equipment, and that this water would 
have to be collected and disposed of as 
ACWM along with any other 
contaminated materials. A third 
commenter added that, based on his 
experience with developing 
decontamination procedures, 
decontamination of the vacuum truck 
would be extremely complicated if 
asbestos was a contaminant in the 
debris/sludge. A fourth commenter 
recommended that the AWP address 
handling of the slurry residue that may 
remain in or on the vacuum truck, truck 
cleaning, and disposal of any wash 
water. 

Response: Persons conducting 
ACPRPs using the CTPS AWP may 
choose to either decontaminate the 
equipment so that no ACM remains 
within or on the equipment after each 
ACPRP, or may use disposable linings/ 
containers that prevent the slurry from 
coming into direct contact with 
machinery, that are then disposed of as 
ACWM. We recommend that excess 
wash water be contained and filtered 
before being allowed to be discharged as 
wastewater and that the filtrate be 
placed in containment and disposed of 
with other ACWM at the disposal 
facility. All work practices must be 
consistent with those required by the 
Asbestos NESHAP. For additional 
information on decontamination see 
section III.E below. 

D. Comments Regarding the Comparison 
Between CTPS and Other Pipe 
Replacement Procedures 

Comment: One Commenter stated that 
the EPA’s statement in the proposal 
document that no AWPs for the 
replacement of A/C pipes have yet been 
approved, leaves the impression that 
open trenching and pipe bursting are 
not approved by the EPA for asbestos 
emission control in the replacement of 
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A/C pipes, and that such conduct would 
be a violation of the Asbestos NESHAP. 
Another commenter asked if other 
alternative pipe replacement methods, 
such as pipe reaming and pipe bursting, 
are allowed as a result of the approval 
of the CTPS AWP. 

Response: No approval is needed for 
a work practice under the Asbestos 
NESHAP as long as that work practice 
comports with the existing requirements 
of the rule. Where a potential work 
practice would depart from any part of 
the existing rule for a regulated activity, 
40 CFR 61.12(d) explains how the EPA 
may approve an AWP, and such 
approval would be required in advance 
of using the potential AWP. The EPA 
has previously determined that when 
the work practices for open trenching 
are adhered to, this practice conforms to 
the work practice requirements of the 
rule. We have neither approved pipe 
bursting nor pipe reaming as AWPs to 
replace A/C pipe. Any ACPRP such as 
pipe bursting or pipe reaming that 
exceeds the threshold amounts of 
RACM would be required to follow the 
appropriate NESHAP provisions, 
including the standards for active waste 
disposal sites at 40 CFR 61.154 and the 
inactive waste disposal site standards at 
40 CFR 61.151 if any RACM is left in the 
ground. 

E. Comments Regarding Inspection 
Requirements 

The EPA received inquiries regarding 
what inspection requirements would 
apply to ensure the work practices were 
completed correctly. 

Comment: Two commenters asked the 
EPA to clarify the work practices to be 
used when a thorough inspection 
reveals that sections of the A/C pipe to 
be replaced have been crushed or are 
otherwise obstructed so that the CTPS 
equipment train is unable to encompass 
all of the A/C pipe it is replacing. The 
commenter supported the comment 
with rationale from a letter dated 
August 7, 2015 (available in the docket), 
which stated, ‘‘As to inspections for 
asbestos and asbestos containing 
materials—EPA would expect an owner/ 
operator to follow the steps described in 
Sections 1 through 5 and Section 8 in 
ASTM E2356–14 ‘Standard Practice for 
Comprehensive Building Asbestos 
Surveys.’ ’’ The commenter explained 
that the EPA would not accept the 
Limited Asbestos Screen (i.e., Practice 
E2308) as a substitute for the 
Comprehensive Building Asbestos 
Survey and does not consider the 
Limited Asbestos Screen as a thorough 
inspection. The Limited Asbestos 
Screen may be used to inform a 
thorough inspection, and can give an 

inspector an idea of what structures are 
most likely to contain ACM. However, 
its use is not a substitute for an 
inspection. American Society for 
Testing and Materials (ASTM) E2356– 
14, ‘‘Standard Practice for 
Comprehensive Building Asbestos 
Surveys,’’ is used for building surveys to 
help determine the presence of asbestos 
in many different types of building 
materials. 

Response: Pipes are specific facility 
components, not complete buildings. In 
buildings, some materials are often not 
known to be asbestos containing until 
after inspection, sampling, and analysis. 
With ACPRPs, there are only a few 
different types of pipes used for water 
handling, and A/C pipe is readily 
distinguishable from the other types. 

By the time the ACPRP is started, the 
location of the A/C pipe is known. For 
both safety and ease, when the A/C pipe 
to be replaced is a confined space, or is 
less than 6 feet in diameter, standard 
industry practice for underground pipe 
replacement projects is for the owner/ 
operator to use robotic cameras and 
videography to determine the location 
of the pipe, including all sections of A/ 
C pipe. The cameras are mounted on 
robotics that are controlled remotely by 
the owner/operator. The camera makes 
a video recording of the interior of the 
pipe, and records its location within the 
pipe in feet and inches (or meters and 
centimeters); stopping and examining 
all suspicious areas to record the size, 
depth, and character of any pipe 
abnormality. This video enables the 
owner/operator to precisely locate any 
areas of interest in the pipeline from an 
above-ground location. This video is 
then referred to as needed by the owner/ 
operator while conducting the ACPRP 
and must be made available to the on- 
site supervisor and/or inspector 
immediately upon request. 

Thus, for the pipe inspection, the 
positive identification of ACM is 
accomplished by the remote 
videography. This is not analogous to 
ASTM E2356–14, for building 
inspections which guides the inspector 
through sampling of suspect ACM 
building materials (where the presence 
and/or type of asbestos is not yet 
known). 

A thorough inspection must be 
conducted as part of the planning of a 
successful ACPRP. A leaking pipe is not 
necessarily one that is crushed or 
otherwise structurally compromised. 
The EPA’s intent is for the owner/ 
operator to use open trenching to 
remove sections of pipe that are no 
longer in the area encompassed by the 
cylindrical volume that the CTPS train 
will retain in the slurry, or that will 

impede the normal passage of the CTPS 
equipment train through the pipe. 

However, it is unlikely that sections 
of pipe are collapsed in an active 
pipeline that is being replaced because 
all pipe most likely has been repaired if 
there were any collapsed sections. (The 
gravity sewer would back up if it had 
collapsed and water would be bursting 
out of the ground from force main pipes 
if there was a collapse.) 

Once inspection has occurred (which 
is completed before CTPS is used) the 
owner/operator knows the location, 
diameter, and length of A/C pipe 
sections to be replaced. These 
inspections identify areas of the pipe 
that may be compromised (crushed, off- 
center, broken) and the inspection is 
compared to existing utility records, the 
records are updated, and after pipe 
replacement, the records are saved 
electronically and/or in paper format for 
future maintenance activities. 

In this final document, we are also 
clarifying the difference between an 
inaccessible section of pipe, and an 
obstructed section of pipe. An 
inaccessible section of pipe is one that 
is overlain by buildings or other 
installments that cannot be moved, and 
that prevents or significantly impedes 
access to the pipe and replacement 
using open trenching procedures. Roads 
and sidewalks do not necessarily create 
a situation where a pipe is inaccessible. 
An obstructed pipe is one that has 
section(s) that are structurally 
compromised to the point that they may 
cause or contribute to a malfunction of 
the HDD equipment for the CTPS AWP. 

The EPA is, therefore, clarifying the 
above language to indicate what types of 
situations require removal of the pipe 
using other techniques before CTPS can 
be implemented. Obstructions that 
would impede or prevent the progress of 
the CTPS equipment train through the 
pipe passageway must be removed using 
open trenching or another method 
compliant with Asbestos NESHAP 
requirements (such as abandon in-place) 
before the CTPS AWP can be used. 
However, when obstructions occur at an 
inaccessible location (such as beneath a 
building) a different approach may be 
needed to complete the ACPRP (such as 
sealing off the old pipe and rerouting 
new pipes around the structure, or using 
HDD to lay a new pipeline beneath the 
structure). 

Comment: Citing applicability 
determination index (ADI) A–150001, 
commenters asked how a thorough 
inspection is done. One of these 
commenters suggested the ASTM 
E2356–14, ‘‘Standard Practice for 
Comprehensive Building Asbestos 
Surveys,’’ should be used to 
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demonstrate that a thorough inspection 
has taken place. Another commenter 
stated that the alternative should 
consider what work practices must be 
done when crushed or broken pipe, 
possibly contaminating soil, is found 
onsite during an ACPRP. 

Response: As explained in the April 
25, 2018, document for the CTPS AWP 
(83 FR 18042, 18050): ‘‘Prior to using 
the CTPS for an ACPRP, the owner/ 
operator would conduct underground 
pipe inspections (e.g., by using remote 
technologies like robotic cameras) and 
shall identify, locate, and mark onto an 
underground utility map of the area all 
identified potential areas of 
malfunctions, such as changes in pipe 
type, drops in the line, broken and off- 
center points, and changes in soil type.’’ 

In a previous AD from the EPA on 
August 7, 2015, the EPA discussed what 
constitutes a thorough inspection. In 
that AD, the EPA stated, ‘‘When EPA 
promulgated the regulations, the Agency 
elected not to define ‘thorough 
inspection’ at § 61.145(a) and did not 
provide a definition at § 61.141. The 
EPA did not adopt a ‘one-size fits all’ 
approach in order to accommodate the 
wide variety of techniques and practices 
that can be used to locate and identify 
asbestos and asbestos-containing 
materials used in the construction 
industry.’’ 

Additionally, this AD cited an ASTM 
standard for thorough inspection of 
buildings and building components. 
The purpose of these inspections is to 
identify all ACM in a building or 
building components, for the purposes 
of demolition or renovation. The EPA 
does not see the inspection guidance for 
buildings as relevant, because its use is 
to identify ACM in buildings before 
demolition or renovation where the 
building materials are unknown. For the 
CTPS AWP, the pipe has already been 
identified as asbestos-containing, and 
the decision to consider using the CTPS 
AWP as a replacement technique would 
already be under consideration. 
Therefore, the inspection guidance for 
buildings is irrelevant. 

In our observation of the 
demonstrated CTPS AWP in Greenville, 
South Carolina, the operator of the 
ACPRP maintained a video of the pipe 
inspection that was conducted in 
advance of the actual pipe replacement 
work, and referred to it periodically 
during the ACPRP work as that work 
progressed. We are requiring owners/ 
operators who use the CTPS AWP to 
save a video of the pipe inspection and 
make it available at the ACPRP work 
site for reference as needed by 
inspectors, owners, and operators 
during the ACPRP work. The recorded 

inspection must be made available for 
use during the replacement work so that 
workers can know the exact location of 
any structurally compromised areas of 
pipe during the replacement process. 
The EPA is clarifying that a thorough 
inspection of the A/C pipe under the 
CTPS AWP is a visual inspection, 
conducted using remote robotic 
technology, of the entire length of pipe 
to be replaced, and identifies any areas 
of the pipe that are obstructed to the 
point that the CTPS equipment train 
cannot pass without instigating a 
malfunction as a result of the pipe’s 
condition. In the event an A/C pipe has 
been obstructed to the point that the 
CTPS equipment train cannot pass 
through, the owner and operator must 
follow appropriate work practice 
standards in the Asbestos NESHAP such 
as open trench or abandon in place 
techniques. 

F. Comments Regarding Training and 
Certification 

The EPA received several inquiries as 
to the source and extent of training 
opportunities for using the CTPS AWP, 
and what inspection requirements 
would apply to ensure the work 
practices were completed correctly. 

Comment: One commenter asked 
what training is provided to and 
required for owners/operators planning 
to use the CTPS AWP for ACPRPs. 

Response: The onsite supervisor 
requirements of the NESHAP are not 
changed in any way under the action to 
approve the CTPS AWP; therefore, a 
trained asbestos supervisor must still be 
onsite during the entire time A/C pipe 
is being replaced. Appropriate training 
and certification should be conducted 
prior to the use of the CTPS AWP. 
Additionally, a document titled ‘‘Close 
Tolerance HDD AC Pipe Replacement 
Process,’’ is available in the docket. 

G. Comments Regarding Notifications, 
Recordkeeping, and Reporting 
Requirements 

Comment: One commenter asked the 
EPA to clarify how the notification 
requirements of 40 CFR 61.145 apply to 
the CTPS AWP. This commenter 
suggested that the global positioning 
system coordinates of the ACPRP using 
the CTPS AWP be included in the 
notification form that must be submitted 
for the project. 

Response: For any ACPRP using the 
CTPS AWP, the 6-digit coordinates for 
the latitude/longitude coordinates must 
be recorded. We agree with the 
commenter that this information can be 
added at no additional burden to the 
notification and submitted to authorities 
with the rest of the information in the 

notification under 40 CFR 61.145(b) and 
noted also in the utility records. 

Comment: A commenter asked if 
notification practices when using the 
CTPS AWP should be different than are 
currently required by the Asbestos 
NESHAP. The commenter stated that 
the docket does not include information 
that justified a different notification 
practice, that is, when more than 260 
linear feet of A/C pipe is replaced. This 
commenter stated that while the 
document includes several 
recordkeeping requirements, it does not 
describe the purpose of each. The 
commenter stated that understanding 
their purpose would provide a clearer 
idea of what information to collect and 
how it should be stored. Another 
commenter stated that they support the 
application of the other Asbestos 
NESHAP requirements, including 
notification requirements. 

Response: The notification practices 
of the Asbestos NESHAP are not 
changing. The standard notification for 
a renovation or demolition operation 
includes the location of the activity (40 
CFR 61.145(b)(4)). Because ACPRPs are 
not necessarily located at a specific 
address (as is a building slated for 
demolition), the EPA has tailored this 
existing notification requirement for the 
location of the ACPRP to be identified 
using 6-digit latitudinal/longitudinal 
coordinates. The 6-digit latitude/ 
longitude coordinates of each ACPRP 
conducted using CTPS AWP are 
included in the notification so that 
inspectors can locate and identify pipes 
that have been replaced using this 
technique. 

In terms of recordkeeping, this final 
document has updated the requirements 
for the CTPS AWP after consideration of 
the comments. Under the CTPS AWP, 
the owner/operator is required to record 
waste shipment records (as already 
required by 40 CFR 61.150(d)), records 
of the standard operating procedures for 
the certain key equipment, and 
malfunction records (if applicable). The 
owner (typically the state or 
municipality) is also required to record 
the certificate from each sample 
friability test. 

The requirement to record waste 
shipment records is consistent with the 
NESHAP and accounts for all ACWM. 
These records are used to certify that the 
proper steps were taken in disposal of 
ACWM. Records regarding the standing 
operating procedure are used to provide 
consistency through the ACPRP, as well 
as document equipment used to show 
compliance with the requirements of the 
AWP. Malfunction records allow the 
review of any malfunction events as 
well as how each malfunction was 
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addressed. Records of malfunction are 
important to show the scope of the 
malfunction and verifying that proper 
steps were taken to correct the 
malfunction. Friability test records 
provide evidence of the friability status 
of the sample. This is important because 
it is the determining factor for the 
regulatory status of the remaining skim 
coat (the portion of waste slurry that 
remains on the exterior of the new 
pipe). 

In this final document, the EPA also 
removed certain recordkeeping 
requirements that appeared in the April 
25, 2018, document. The recordkeeping 
requirements in section IV.F.1.a–g of the 
proposal document were removed in the 
final document: For information on the 
dates, ACPRP location, and amount of 
pipe, due to overlap with the existing 
notification requirements in 40 CFR 
61.145(b)(4); for information on the 
disposal amount, disposal site, and 
disposal manifest, due to overlap with 
the existing waste shipment record 
required by 40 CFR 61.150(d); and for 
the amount of slurry generated, due to 
a determination that this detail would 
not provide significant information in 
assisting with this AWP. Additionally, 
the requirement for the ACPRP report 
was removed, due to a determination 
that the report would not provide 
significant information in assisting with 
this AWP beyond the information 
already available in the notification and 
records. 

Comment: A commenter 
recommended that the EPA indicate 
how long the owner/operator of a CTPS 
AWP process is required to maintain the 
signed certificate from the friability test, 
and suggested it be required to be 
maintained for the lifespan of the newly 
installed pipe. 

Response: In the April 25, 2018, 
document, we did not specify the period 
of time the signed certificate of pipe 
replacement should be kept. It is 
important to know the exact location of 
all underground structures, but because 
they are not immediately visible, maps 
are maintained by the states and 
municipalities responsible for their 
maintenance. It is our understanding 
that state and local agencies responsible 
for their maintenance already keep such 
records on a permanent basis. We are 
clarifying in this final document that the 
signed certificate of the friability test be 
kept by the owner (typically the state or 
municipality) for the life of the pipe. In 
the event that the pipe being replaced is 
privately owned, the owner would also 
be responsible to keep the signed 
certificate of the friability test for the life 
of the pipe. 

Comment: A commenter 
recommended that the EPA add to the 
recordkeeping requirements that the 
owner/operator must make the records 
available to the air quality regulatory 
authority within a certain time period 
upon request. The commenter also 
recommends that the 2-year retention 
requirement for the sample of slurry be 
extended to 5 years. 

Response: We are adding a 
requirement to the AWP that records 
discussed in IV.E of this document, be 
made available to the regulatory 
authority within 15 days of request. 
Additionally, we disagree that the slurry 
sample should be kept for 5 years; we 
believe 2 years is an appropriate time 
period and corresponds to the existing 
recordkeeping period at 40 CFR 
61.150(d). 

H. Comments Regarding Use of CTPS in 
Various Soil Types 

Comment: Several commenters asked 
the EPA to clarify how the soil type 
influences the setup, use, and 
effectiveness of CTPS AWP. One 
commenter asked if the EPA has 
characterized the loss of slurry when 
pipes are replaced using the CTPS AWP 
in different soil types such as sandy 
soils or saturated soils. Another 
commenter stated that soil issues such 
as pH balance and contaminants are 
likely to impact the ability of the skim 
coat (the portion of waste slurry that 
remains on the exterior of the new pipe) 
to harden. 

Response: Bentonite clay (also known 
as sodium bentonite) lines the annular 
space created by the HDD, and prevents 
the loss of slurry in the CTPS technique. 
This lining provides a barrier between 
soil and pipe, and, due to its expansion 
properties, supports the horizontal 
cylindrical space (or tunnel) created as 
the drill removes the old A/C pipe. The 
use of bentonite clays in suspension in 
the drilling fluids accomplishes two 
objectives: It holds the tunnel open 
while the equipment train proceeds 
through, and it prevents the migration of 
fluids, including A/C pipe in 
suspension, from migrating outside of 
the underground cavity. The bentonite 
clay lining acts as a sealant, providing 
a barrier between the surrounding soil 
and any contaminants of that soil, and 
the new pipe upon which the skim coat 
(the portion of waste slurry that remains 
on the exterior of the new pipe) occurs. 
The composition of the drilling fluids 
and bentonite clay may be adjusted 
depending on the soil type, depth 
(pressure), and pipe size to account for 
differences in friction and suspended 
solids in the slurry. The composition is 
developed on a site-specific basis, and 

is formulated according to soil pH, 
density, depth, void space (compaction 
and particle size), and abrasiveness. 
More on the properties of bentonite clay 
and its uses in underground HDD are 
available in the docket in the document 
titled, ‘‘Bentonite Clay: Properties and 
Uses.’’ More information on the 
adjustment of bentonite clay in solution 
and the ratio of bentonite to drilling 
fluids is available from the 2001 ASU 
Study, available in the docket, and in 
training materials. 

I. Comments Regarding Slurry, Its 
Management, and Disposal 

The EPA received several comments 
asking about the characteristics of the 
slurry and questioning whether the 
work practices afford effective 
management of the slurry. 

Comment: For the requirements in 
paragraph 6 of the document proposing 
the AWP, Slurry Characteristics, a 
commenter asked the EPA to clarify 
requirements from guidelines and noted 
that the requirement to release no VE 
appears twice in this paragraph. 

Response: We are clarifying that 
language to read as follows: ‘‘The 
owner/operator would be required to 
ensure that the slurry is a homogenous 
mixture comprised of finely ground A/ 
C pipe, drilling fluids, bentonite clay, 
and other materials suspended in 
solution that, when cured (a period of 
48–56 hours), re-hardens so that it meets 
the sample friability test in section 
IV.E.2 of this document. The slurry 
must meet the no VE requirements of 40 
CFR 61.145 and 61.150.’’ 

Comment: A commenter asked the 
EPA to describe the appearance of the 
slurry. 

Response: The slurry looks and 
behaves like mixed cement during the 
CTPS process; it cures and hardens (or 
‘‘sets up’’) in 48–56 hours from the time 
of collection, a slightly longer time than 
it takes to cure cement. More 
information on the appearance of the 
slurry can be found in the docket to this 
action. 

Comment: One commenter asked if 
the slurry qualifies as a new use of 
asbestos per 40 CFR 763.163. Another 
commenter asked the EPA to clarify that 
under no circumstances may the owner/ 
operator use slurry from a CTPS ACPRP 
as cover material at a landfill. 

Response: The slurry must be 
disposed of in a facility authorized to 
receive ACWM, and it may not be 
reused or used, including as cover in 
landfills. Thus, the slurry would not 
qualify as a new use of asbestos in an 
asbestos-containing product under the 
regulation at 40 CFR part 763, subpart 
I. 
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Comment: One commenter asked 
what keeps the slurry from hardening 
on the way to the landfill? The 
commenter stated if the hardened 
material contains more than 1-percent 
asbestos, this would seem to be a 
violation of the Asbestos NESHAP. A 
second commenter stated that ACWM 
must be disposed of as soon as practical. 
A third commenter asked what is done 
if the slurry cannot be disposed of 
before it hardens, and what the disposal 
implications are, specifically for 
transportation and disposal, so that the 
material will not be regulated prior to 
disposal. 

Response: The slurry hardens in 48– 
56 hours. Under 40 CFR 61.150(b), 
ACWM must be disposed of as soon as 
practical. Disposal of the slurry should 
be completed within 24 hours, so that 
the slurry hardens at the disposal site. 
If the slurry hardens in the container in 
which it has been collected, it cannot be 
removed; the collection container 
becomes the disposal container. This 
would be an undesirable outcome from 
the viewpoint of the owner/operator 
unless the collection container was 
intended to be disposable, but would 
conform with the requirements of the 
Asbestos NESHAP that all ACWM be 
contained at disposal. Standard industry 
practice is to dispose of the slurry at the 
end of each work day to prevent this 
outcome. 

As we stated in the April 25, 2018, 
document for the AWP at 83 FR 18049, 
‘‘The owner/operator would be required 
to ensure that the slurry remains in an 
adequately wet state during the 
slurrification process and remains in 
containment throughout the removal, 
transportation, and disposal processes, 
meeting the requirements of 40 CFR 
61.145 and 40 CFR 61.150. The slurry 
must be contained and in slurry form at 
the time of disposal in a landfill 
permitted to accept ACWM and meeting 
the requirements of 40 CFR 61.154. The 
slurry must be managed at the disposal 
site using procedures meeting the 
requirements of 40 CFR 61.154.’’ 

We disagree with the comment that 
using the AWP would be a violation of 
the Asbestos NESHAP. As we stated in 
the AWP proposal at pages 10846–47, 
‘‘All ACWM must be kept adequately 
wet and sealed in leak-tight containers 
(40 CFR 61.150(a)(1)) or processed into 
a nonfriable form, such as a nonfriable 
pellet or other shape (40 CFR 
61.150(a)(2)).’’ We continued on page 
18047 that, ‘‘The EPA is proposing to 
consider the slurry that is formed by the 
CTPS AWP for A/C pipe to be 
nonfriable once hardened’’ (as 
determined by hand pressure testing on 
a collected sample), and on page 18048, 

that, ‘‘The EPA is proposing that when 
the CTPS work practices are adhered to 
as described in this document, and 
when the test for friability confirms that 
the resulting hardened slurry (skim 
coating) is nonfriable ACM, the 
resulting material can be regulated as 
nonfriable ACM.’’ Note that the slurry 
must be disposed of in containment. 

Thus, disposal of the ACWM from the 
CTPS process does not differ from the 
disposal requirements of the Asbestos 
NESHAP, including the requirement for 
disposal as soon as practical. Therefore, 
this is not a violation of the Asbestos 
NESHAP. 

Comment: One commenter stated that 
the vacuum truck is likely to dry the 
slurry at the top surface, and assuming 
that the waste is friable, dust is likely to 
be pulled from this surface and released 
to the ambient air during the action of 
the air moving across the top of the 
debris. Another commenter added that 
the use of high efficiency particulate air 
(HEPA) filters, required to be used on 
the vacuum trucks handling CTPS AWP 
ACPRPs, would be beyond what is 
currently required for A/C pipe removal 
practices. 

Response: The vacuum trucks are 
enclosed, and the slurry is not exposed 
to the elements at the top. We have 
added technical literature from the 
underground construction industry to 
the docket to provide additional 
information on the types of equipment 
used throughout the industry to conduct 
this work. Testing of the slurry indicates 
the waste is nonfriable. The slurry must 
be in a wet state at the time of disposal, 
and creating a slurry of ACWM is one 
way to maintain adequately wet 
materials, as stated in the rule at 40 CFR 
61.150(a)(1)(i). The use of a HEPA filter 
is not required for this standard. 

Additionally, the no VE requirements 
of the rule have not been dismissed by 
approval of this AWP, so if the slurry 
were to be friable when dry, and if, as 
the commenter states, the surface of the 
slurry were to dry as a result of the air 
passing over the upper surface of the 
slurry and cause VE, this would be a 
violation of the rule, and work would 
have to stop to correct the VE. 

Comment: A commenter surmised 
that there will likely be no information 
about what types or percentage of 
asbestos is in the slurry or how the skim 
coat will be regulated. 

Response: The slurry is categorized as 
ACM. It is noted in utility records, 
which are used whenever pipe 
maintenance is conducted. Presence of 
ACM is noted, as is the location of each 
ACPRP using the CTPS AWP. This 
notation serves to inform future 
maintenance operators that the skim 

coat (the portion of waste slurry that 
remains on the exterior of the new pipe) 
is potentially regulated under the 
Asbestos NESHAP, depending on the 
amount of ACM to be disturbed. This 
practice places the relevant information 
directly into the hands of persons 
responsible for future utility 
maintenance work. 

Comment: A commenter 
recommended deletions and 
clarifications to a number of inspection, 
operation, maintenance, sample 
collection, testing, transportation, and 
disposal requirements; the commenter 
also offered alternative language if these 
sections are not deleted. 

Response: We disagree that these 
sections should be deleted, as they are 
needed to determine that equipment is 
maintained, pipelines are thoroughly 
inspected, waste is properly transported 
and disposed of, and that the skim coat 
(the portion of waste slurry that remains 
on the exterior of the new pipe) is 
nonfriable and, therefore, nonhazardous 
as long as it is properly handled in 
future pipe maintenance work. 
However, we have reviewed other 
suggested edits and are rephrasing the 
requirement for ‘‘leak-tight wrapping’’ 
to ‘‘leak-tight container.’’ 

J. Comments Regarding Future Status of 
the New Pipe and Skim Coat 

Several commenters asked the EPA to 
explain the status of the new pipe once 
it has been installed, and what 
requirements apply to the asbestos 
coating of the new pipe. 

Comment: A commenter asked if the 
EPA can confirm that the skim coat 
remaining on the new pipe is nonfriable 
and adheres to the new pipe. 

Response: Based on the descriptions 
of the CTPS train, and observations by 
EPA personnel of the process in 
operation, as long as the steps of this 
AWP are correctly followed, the 
remaining skim coat (the portion of 
waste slurry that remains on the exterior 
of the new pipe) will be nonfriable (not 
be crumbled, pulverized, or reduced to 
powder by hand pressure) and adhere to 
the new pipe. If the slurry sample tests 
as friable, it is a malfunction, and 
malfunction requirements apply. 

Comment: Three commenters stated 
that future repairs to the new pipe 
would present the same worker hazards 
and soil contamination issues that exist 
with A/C pipe. 

Response: New undeteriorated A/C 
pipe is nonfriable, but most ACPRPs are 
done because deterioration of the pipe 
has occurred. According to testing 
conducted on samples of A/C pipe 
slurry, the skim coat (the portion of 
waste slurry that remains on the exterior 
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of the new pipe) is nonfriable ACM. 
Therefore, the skim coat is not any 
worse, but in many cases, is in a better 
condition that the replaced A/C pipe. 
Thus, the pipe that has been replaced 
using CTPS (so that a nonfriable ACM 
skim coat is present) is not uniquely 
different from undeteriorated A/C pipe, 
and, therefore, can be treated using 
similar practices. Moreover, the forces 
that caused deterioration of the old A/ 
C pipe are no longer acting upon the 
skim coat, so we continue to believe that 
the skim coat on the new pipe remains 
in a nonfriable state. However, because 
the skim coat (the portion of waste 
slurry that remains on the exterior of the 
new pipe) is ACM, it is subject to 
regulation under the Asbestos NESHAP 
and those work practice requirements 
must be followed whenever repairs or 
maintenance activities that affect a 
threshold quantity of the pipe’s skim 
coat are conducted. 

Comment: Because some ACM 
remains on the exterior of the 
replacement pipe in the skim coat, one 
commenter stated ‘‘a majority of’’ 
should be added to the process 
description, so that it reads, the CTPS 
AWP ‘‘removes a majority of A/C pipe 
while replacing it with non-asbestos 
material.’’ 

Response: We agree with the 
commenter that the process description 
should provide a more representative 
description of the process. We are 
revising the process description to read, 
‘‘the CTPS AWP removes A/C pipe that 
may be friable and/or in poor condition, 
while replacing it with non-asbestos 
pipe and a skim coat (the portion of 
waste slurry that remains on the exterior 
of the new pipe) of non-friable ACM.’’ 

K. Other Comments 
The EPA received other comments on 

the proposed CTPS AWP, and these are 
addressed in the document, ‘‘Responses 
to Comments on 83 FR 18042 
Notification of Request for Comments 
on the Proposed Approval of an 
Alternative Work Practice for Asbestos 
Cement Pipe Replacement,’’ which is 
available in the docket to this 
document. 

III. What are the EPA’s decisions on 
suggested changes to the AWP? 

The EPA is making several changes to 
the AWP as a result of comments 
received on the April 25, 2018, 
document, as explained below. 

A. Changes to the Notification, 
Reporting, and Recordkeeping 
Requirements 

The EPA is tailoring the notification 
requirements for the CTPS AWP based 

on comments received. We are requiring 
that the 6-digit latitudinal and 
longitudinal coordinates of each ACPRP 
conducted using the CTPS AWP be 
included on the notification because a 
street address (such as would be 
included for notification of renovation 
or demolition of a building) does not 
necessarily apply to an ACPRP. We 
believe the 6-digit latitudinal and 
longitudinal coordinates are analogous 
to a street address and can be used 
instead of a street address in the 
notification at no additional burden to 
the owner/operator. The latitudinal/ 
longitudinal coordinates can be used by 
regulatory authorities to locate and 
inspect the ACPRP effectively to ensure 
the work practices are conducted 
properly, ensure the slurry is managed 
correctly, and verify that all 
transportation and disposal 
requirements are followed. 

The EPA made changes to the 
recordkeeping and reporting 
requirements as a result of comments 
received on the document. In our April 
25, 2018, document, the proposed AWP 
required owners/operators to include 
the 6-digit latitudinal/longitudinal 
coordinates of the ACPRP on the utility 
record notation. In addition to the 
utility record notation, the EPA is 
requiring owners/operators to include 
the 6-digit latitudinal/longitudinal 
coordinates of the ACPRP on the 
notification and on any report generated 
as a result of a malfunction. The 
purpose of this requirement is to ensure 
that environmental regulatory 
authorities have the correct information 
on the location of any ACPRP 
conducted using the CTPS AWP for 
compliance assurance purposes. 

To be consistent with the current 
requirements of the Asbestos NESHAP 
and in response to comments, we have 
changed the proposed recordkeeping 
and reporting requirements, as well as 
removed the requirement of an ACPRP 
report, as discussed in section II.G of 
this document. 

Lastly, the signed friability certificate 
discussed in section IV.E.2 of this 
document should be kept by the owner 
(typically the state or municipality) for 
the lifespan of the newly installed pipe. 
The purpose of this requirement is to 
ensure that the relevant information on 
ACPRPs remains at the ready access of 
persons responsible for the maintenance 
of the pipe. 

B. Clarifications to the Process 
Description 

The EPA made changes to the AWP as 
a result of comments received on the 
document. We are revising the process 
description to read, ‘‘the CTPS AWP 

removes A/C pipe that may be friable 
and/or in poor condition, while 
replacing it with non-asbestos material 
and non-friable ACM.’’ 

The EPA is also clarifying the 
difference between pipe that is 
inaccessible and pipe that is obstructed. 
An inaccessible length of pipe is one 
that cannot be directly removed by open 
trenching due to other structures (such 
as sidewalks, roadways, thoroughfares, 
buildings, and underground utilities) in 
close proximity to the A/C pipe to be 
replaced. An obstructed length of pipe 
is one with a section that has dropped 
or collapsed in a way that precludes 
passage of the guide line and/or the 
CTPS HDD line during the replacement 
process. 

Additionally, we are requiring 
owners/operators of the CTPS AWP to 
document on the notification that sealed 
pipe will be used during the ACPRP and 
that no slurry (which contains ACM) is 
able to come in contact with the inside 
of the new pipe. 

Lastly, the EPA is clarifying that the 
original intention of this work practice 
is for the replacement of a A/C pipe 
with a pipe of the same diameter. Due 
to the nature of close tolerance pipe 
Slurrification, which only uses an HDD 
chain 1⁄4 inch larger than the diameter 
of the new pipe being replaced, there 
would be minimal soil added to the 
make-up of the slurry. However, if the 
owner/operator chose to ‘‘upsize’’ (using 
a new pipe with a larger diameter than 
the existing A/C pipe), the amount of 
surrounding soil being added to the 
slurry mixture would vary. In these 
situations, it is the responsibility of the 
owner/operator to make appropriate 
changes to the recipe of the drilling 
fluid, resulting in a nonfriable product 
that passes the friability test discussed 
in IV.E.2. of this document. 

C. Conducting a Thorough Inspection of 
A/C Pipe 

The EPA is adding to the thorough 
inspection requirements that owners/ 
operators of any ACPRP must save a 
video recording of the inspection and 
make it available at the ACPRP work 
site for reference as needed by 
inspectors, owners, and operators 
during the ACPRP work. This is the 
current standard work practice across 
the underground construction industry. 

D. Changes to the Sampling and 
Analysis Requirements 

The EPA is requiring that a slurry 
sample be made available to the air 
quality regulatory authority within 15 
days of the request. In our April 25, 
2018, notice we stated that owners/ 
operators must store a slurry sample 
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from each ACPRP using the CTPS AWP 
procedure for a period of no less than 
2 years. For compliance assurance 
purposes, we are adding a requirement 
that this sample must be made available 
to the air quality regulatory authority for 
inspection within 15 days of request. 
We are also clarifying that the slurry 
sample be kept by the owner (typically 
the state or municipality). Because the 
owner is required to maintain storage of 
ACPRP samples, the air quality 
regulatory authority should go to the 
storage site to examine the slurry 
sample, rather than to request the 
sample be delivered or mailed; 
otherwise, the owner would no longer 
be in custody of the slurry sample for a 
minimum of 2 years, as required by this 
AWP. 

E. Decontamination Procedures 

Containment of all ACWM is required 
under the Asbestos NESHAP. The 
decontamination of equipment used for 
ACPRPs by the CTPS AWP procedure 
may generate wastewater bearing 
asbestos fibers. To achieve containment 
of this ACWM, we recommend owners/ 
operators conduct decontamination so 
that all water is contained and filtered 
before being released to a storm water 
collection system. For more information 
on potential decontamination 
procedures that can be used to control 
asbestos-contaminated wash water, see 
‘‘Guidelines for Enhanced Management 
of Asbestos in Water at Ordered 
Demolitions,’’ EPA–453/B–16–002a, 
July 2016, which is available at 
www.epa.gov/asbestos and in the docket 
to this document. 

F. Clarification to Disposal 
Requirements 

The EPA is clarifying the disposal 
requirements as a result of comments 
received on the proposed document. 
The EPA is prohibiting use of the slurry 
in any public thoroughfare, in any 
private use as fill material, as cover 
material at a landfill, or in any other 
use. The EPA is clarifying that, in 
accordance with the Asbestos NESHAP, 
the slurry must be disposed of as soon 
as practicable. 

IV. What is the approved AWP for 
replacement of A/C pipe? 

A. What are the results of the EPA’s 
review of the CTPS AWP? 

The EPA found that, with some 
changes, the AWP described in our 
April 25, 2018, proposed document is at 
least equivalent to the work practice in 
the Asbestos NESHAP. The changes to 
the AWP in the April 25, 2018, 
proposed document are based on 

comments received as previously 
discussed in sections II and III of this 
document. 

Based upon our review of the 
proposed AWP request, the 
demonstrations of the work practice, 
studies on HDD technology, industry 
guidelines, and written materials 
including equipment, materials, slurry 
characteristics, testing, and waste 
specifications; we conclude that, by 
complying with the following list of 
requirements, this CTPS AWP will 
achieve emission reductions at least 
equivalent to emission reductions 
achieved under 40 CFR 61.145, 40 CFR 
61.150, and 40 CFR 61.154, as required 
by the applicable Asbestos NESHAP, 
provided that adequate wetting 
accompanies all vertical access points, 
access trenches, and manholes to 
prevent VE, and that the A/C 
cementitious material resulting from 
this process is properly handled and 
contained during and after removal and 
properly disposed of as required by the 
Asbestos NESHAP. 

The patent related to this process, 
‘‘Method of Replacing an Underground 
Pipe Section,’’ is available from the U.S. 
Patent Office, patent number 
US8,641,326B2; February 4, 2014, and a 
copy is available in the docket. That 
patent deals with the replacement of 
low-pressure sewer pipes and indicates 
some parameters that may be different 
from the work practices in this 
document, depending on the soil 
composition, depth of pipe, and 
serviceable use of the pipe (e.g., a low- 
pressure sewer, waste water, or fresh 
water pipe). While this patented process 
focuses on low-pressure sewer pipes, 
this AWP is being approved for all 
underground AC pipe replacement 
projects that properly follow the steps of 
the AWP. While this patented process is 
one used by the company requesting 
approval of this AWP, an owner/ 
operator may use other methods that 
comply with the guidelines of this 
AWP, and are not required to use the 
patented process. 

B. What inspection, operation, and 
maintenance requirements would 
apply? 

1. Inspection 

a. Prior to using the CTPS for an 
ACPRP, the owner/operator must 
conduct underground pipe inspections 
(e.g., by using remote technologies like 
robotic cameras) and shall identify, 
locate, and mark onto an underground 
utility map of the area all identified 
potential areas of malfunctions, such as 
changes in pipe type, drops in the line, 

broken and off-center points, and 
changes in soil type. 

b. Owners/operators of any ACPRP 
must save a video recording of the 
inspection and make it available at the 
ACPRP work site for reference as 
needed by inspectors, owners, and 
operators during the ACPRP work. 

2. Operation and Maintenance 

The owner/operator of a CTPS 
method system is required to install, 
operate, and maintain the drilling head 
train, CTPS liquid delivery system, and 
all equipment used to deliver adequate 
wetting at all vertical access points and 
cut lengths of pipe in accordance with 
their written standard operating 
procedures. Records of the standard 
operating procedures must be kept in 
accordance with section IV.C.2.b of this 
document. 

C. What notification, recordkeeping and 
reporting requirements would apply? 

1. If an underground ACPRP meets 
the applicability and threshold 
requirements under the NESHAP, then 
the Administrator must be notified in 
advance of the replacement in 
accordance with the requirements of the 
Asbestos NESHAP at 40 CFR 61.145(b). 
The owner/operator must note the 
location of the ACPRP on the 
notification form according to its 6-digit 
latitudinal/longitudinal coordinates. See 
40 CFR 61.145(b) for more information 
on the notification requirements. Also 
see 40 CFR 61.04 for more information 
on the appropriate entity(ies) to notify 
on behalf of the Administrator. The 
appropriate entity(ies) are the same as 
the entity(ies) for other typical Asbestos 
NESHAP notifications under 40 CFR 
61.145(b), which vary by jurisdiction as 
40 CFR 61.04 explains. 

2. The owner/operator is required to 
record and maintain for a period of 2 
years: 

a. Waste shipment records as required 
by 40 CFR 61.150(d); 

b. Records of the standard operating 
procedures for the installation, 
operation, and maintenance of the 
drilling head train, CTPS liquid delivery 
system, and all equipment used to 
deliver adequate wetting at all vertical 
access points and cut lengths of pipe; 
and 

c. Malfunction records (if applicable): 
i. Records of VE events, including 

duration, time, and date of any VE 
event; 

ii. Records of when and how each VE 
event was resolved. Indicate the date 
and time for each VE period, whether 
the VE event occurred at an exposed 
manhole, trench, or other vertical access 
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point, and the number of openings to 
the ambient air affected; and 

iii. Records of a failed friability test, 
resulting in a sample that can be 
crushed, crumbled, or reduced to 
powder by hand pressure. 

3. The owner (typically the state or 
municipality) is required to record and 
maintain for the lifetime of the new 
pipe, and provide to the regulatory 
authority within 15 days of request, the 
certificate from each sample friability 
test as required by section IV.E.2 of this 
document. 

4. Each owner/operator is required to 
submit a malfunction report to the 
Administrator after any malfunction 
occurrence. The malfunction report 
must include the records in section 
IV.C.2.c of this document. The 
malfunction report must be submitted as 
soon as practical after the occurrence, 
but in no case later than 30 days. See 
40 CFR 61.04 for more information on 
the appropriate entity(ies) to notify on 
behalf of the Administrator. The 
appropriate entity(ies) are the same as 
the entity(ies) for other typical Asbestos 
NESHAP notifications or reports, which 
vary by jurisdiction as 40 CFR 61.04 
explains. 

D. The CTPS Technique for A/C Pipe 
Replacement 

1. By complying with the following 
list of requirements, this AWP will 
achieve emission reductions at least 
equivalent to emission reductions 
achieved under 40 CFR 61.145, 40 CFR 
61.150, and 40 CFR 61.154, as required 
by the applicable Asbestos NESHAP. 

2. Pipe at Terminals and Vertical Access 
Points 

a. At the starting and terminal points, 
and at designated intervals along the 
length of pipe replacement, sections of 
pipe are exposed, and sometimes cut 
and removed at the vertical access 
points (e.g., manholes, trenches). 

b. The owner/operator must handle 
all sections of A/C pipe in accordance 
with 40 CFR 61.145 and 40 CFR 61.150 
of the Asbestos NESHAP. Vertical 
access points (e.g., manholes, trenches) 
are made at designated intervals along 
the length of pipe replacement for 
pressure relief and access to the A/C 
pipe to be replaced. 

c. The distance between vertical 
access points is a function of the soil 
type, pipe size, pneumatic pressure on 
the CTPS head, and frictional drag on 
the line; and is determined for each 
project on a case-by-case basis by the 
owner/operator. Incorrect estimation of 
the vertical access point locations may 
result in a malfunction. 

d. The owner/operator must avoid to 
the extent feasible, crumbling, 
pulverizing, or reducing to powder A/C 
pipe during the excavation of vertical 
access points. Water and suction should 
be used to uncover as much of the A/ 
C pipe as is needed to begin the CTPS 
process. 

e. Appropriate measures must be 
taken to prevent the slurry from coming 
into direct contact with the surrounding 
soils of the terminals and vertical access 
holes. The EPA recommends the use of 
plastic sheathing, or another type of 
barrier to prevent the slurry contacting 
the surrounding soil. 

3. The CTPS Equipment Train 

a. In order to achieve close tolerance 
and to minimize the thickness of the 
skim coat (the portion of waste slurry 
that remains on the exterior of the new 
pipe), the CTPS technique must use an 
HDD head train with a slightly larger 
(approximately 1⁄4 inch) diameter than 
the new pipe. 

b. The CTPS technology must use a 
heavy duty cutting and wetting train, 
made of hardened carbon steel, which is 
able to be fed directly around the pipe 
to be replaced. 

c. The cutting head must be drawn 
around the existing pipe and must grind 
the old A/C pipe to a fine powder using 
a liquid delivery system as described in 
section IV.D.4 of this document. In 
order to adequately grind the existing A/ 
C pipe into a fine powder, the EPA 
recommends maintaining a minimum 
speed of 240 revolutions per minute 
(RPM) for the grinding apparatus. 

d. The process must return the A/C 
pipe to a cementitious slurry that is a 
homogenous mixture and stays 
adequately wet through disposal 
according the requirements of 40 CFR 
61.145. 

e. The owner/operator must ensure 
that the CTPS train pulls the 
replacement pipe behind it. The new 
pipe must be sealed to ensure no ACM 
contacts the inside. 

4. Requirements for Liquid Delivery 

a. The CTPS HDD train must be 
equipped with ports to deliver liquid 
materials to the drilling head. 

b. Drilling fluids must be delivered 
through these ports to reduce frictional 
drag on the line, to lubricate the 
interface along the soil to pipe line, to 
provide a barrier between the 
surrounding ground water, soil, and 
rock and the pipe, and to support the 
close tolerance cylindrical void during 
the pipe replacement process. 

c. Drilling fluid recipe must consist of 
a lubrication fluid, a hole sealing fluid 

(bentonite clay), and a material 
suspension fluid. 

5. Adequate Wetting and No VE 
a. The owner/operator is required to 

ensure that no VE are discharged to the 
air from the slurry. 

b. Any opening to the atmosphere 
along the pipe is a potential source of 
asbestos emissions to the outside 
(ambient) air. 

c. The owner/operator must ensure 
that dust suppression equipment (i.e., 
dust suppression apparatus or manual 
misting) is placed at each vertical access 
point. The EPA recommends using 
amended water to prevent visible 
emissions at vertical access points. 

d. If a new trench is dug to resolve a 
malfunction, the owner/operator must 
ensure that the new trench is equipped 
with dust suppression and follow the 
procedure in section IV.D.5.a-c of this 
document. 

6. Slurry Characteristics 
a. The owner/operator would be 

required to ensure that the slurry 
(including the excess slurry that 
remains as skim coat) is a homogenous 
mixture comprised of finely ground A/ 
C pipe, drilling fluids, bentonite clay, 
and other materials suspended in 
solution that, when cured (a period of 
48–56 hours), re-hardens so that it meets 
the sample friability test in section 
IV.E.2 of this document. 

b. The slurry must meet the no VE 
requirements of 40 CFR 61.145 and 40 
CFR 61.150. 

E. Sampling, Testing, and Utility Map 
Notation Requirements 

1. Sample Collection 
a. After the slurry has been pumped 

from the vertical access points, but 
before disposal, the owner/operator of a 
CTPS method system is required to 
collect a 2-inch roughly spherical wet 
sample of the slurry. 

b. A single sample must be collected 
for each project discharging to a single 
enclosed tank. 

c. The owner/operator must seal the 
sample in a leak-tight container and 
allow the sample to harden and dry 
(usually 48–56 hours). 

2. Sample Friability Test and 
Certification 

a. When the sample is hardened and 
dry, the owner/operator would be 
required to attempt to crush the sample 
by hand. 

i. If the sample cannot be crushed, 
crumbled, or reduced to powder by 
hand pressure, the owner/operator 
would be required to certify this as 
follows: ‘‘The hardened slurry sample 
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from the ACPRP conducted on (date) at 
(location) could not be crushed, 
crumbled, or reduced to powder by 
hand pressure. I am aware it is unlawful 
to knowingly submit incomplete, false, 
and/or misleading information and 
there are significant criminal penalties 
for such unlawful conduct, including 
the possibility of fine and 
imprisonment.’’ The owner (typically 
the municipality) would be required to 
maintain a signed certificate of this 
statement so that it is available to the 
EPA Administrator, local, and state 
agency officials within 15 days of 
request. 

ii. If the sample can be crushed, 
crumbled, or reduced to powder by 
hand pressure, the owner/operator 
would be required to follow the 
malfunction reporting requirements in 
section IV.C.4 of this document. 

iii. If a malfunction occurs, resulting 
in friable ACM left along the new pipe, 
the friable ACM must be retrieved and 
properly disposed of, or the site must be 
treated as an active asbestos waste 
disposal site under 40 CFR 61.154 of the 
Asbestos NESHAP and, upon closure, 
must comply with 40 CFR 61.151, 
including a notation on the deed or 
similar instrument as required by 40 
CFR 61.151(e). 

b. The sample that cannot be 
crumbled, pulverized, or reduced to 
powder by hand pressure is nonfriable, 
and the remaining slurry from that pipe 
replacement operation is likewise 
nonfriable. 

c. After testing, the owner/operator 
must ensure that the sample is packaged 
in a leak-tight container for storage, 
labeled ‘‘Asbestos Containing Material. 
Do not break or damage this sealed 
package,’’ dated according to the ACPRP 
date of generation, stored in a secure 
location that is inaccessible to the 
general public (such as a locked storage 
unit), and is maintained by the owner 
(typically the state or municipality) for 
a period of 2 years. 

d. After the 2-year retention period, 
the sample may be disposed of in a 
landfill authorized to accept ACWM. 

e. A sample of the slurry must be 
made available to the air quality 
regulatory authority within 15 days of 
request. 

i. Because the owner (typically the 
state or municipality) is required to 
maintain storage of ACPRP samples, the 
air quality regulatory authority should 
go to the storage site to examine the 
slurry sample, rather than to request the 
sample be delivered or mailed, because 
otherwise, the owner (typically the state 
or municipality) would no longer be in 
custody of the slurry sample for a 

minimum of 2 years, as required by this 
AWP. 

3. Utility Map Notations 

a. Owner/operators would be required 
to note utility maps according to the 
actual location identified by the 6-digit 
latitude/longitude coordinates of the 
newly laid line. 

b. Notations would have to be 
maintained for the life of the new pipe 
by the owner/operator (e.g., 
municipality or utility), and would have 
to be labeled as covered by a skim coat 
(the portion of waste slurry that remains 
on the exterior of the new pipe) of ACM 
for future work. 

F. Trackable Pipeline Requirements 

The owner/operator must ensure that 
the new pipeline is trackable by a 
locating wire (or other durable trackable 
material) laid with the new pipe. 

G. Slurry Removal, Containment, 
Labeling, and Transportation 
Requirements 

1. The slurry is removed at vertical 
access points using a vacuum attached 
to a tank (e.g., vacuum truck). 

2. The owner/operator would be 
required to ensure that the slurry 
remains in an adequately wet state 
during the slurrification process and in 
containment throughout the removal, 
transportation, and disposal processes 
meeting the requirements of 40 CFR 
61.145 and 40 CFR 61.150. 

3. All slurry produced as a result of 
conducting an ACPRP using the CTPS 
AWP must be labeled and transported in 
accordance with the corresponding 
requirements of 40 CFR 61.145 and 40 
CFR 61.150 in the Asbestos NESHAP. 
The only slurry that may remain is the 
skim coat on the new pipe from that 
ACPRP. This skim coat is not subject to 
the removal and disposal requirements 
(subject to confirmation as nonfriable by 
the friability test), if left undisturbed in 
the ground. 

H. Disposal Requirements 

The following requirements apply to 
disposal of the slurry resulting from an 
ACPRP conducted using the CTPS 
AWP: 

1. The slurry must be disposed of in 
slurry form and placed in leak tight 
containers in a landfill authorized to 
accept ACWM and meeting the 
requirements of 40 CFR 61.154. 

2. The slurry must be managed at the 
disposal site using procedures meeting 
the requirements of 40 CFR 61.154. 

3. The slurry must not be used in any 
public thoroughfare, in any private use 
as fill material, as cover material at a 
landfill, or in any other use. 

4. In accordance with the Asbestos 
NESHAP, the slurry must be disposed of 
as soon as practicable. 

I. Equipment Decontamination or 
Disposal 

Persons conducting ACPRPs using the 
CTPS AWP may choose to either 
decontaminate the equipment so that no 
ACM remains within or on the 
equipment after each ACPRP or may use 
disposable linings/containers that 
prevent slurry from coming into direct 
contact with machinery and are 
disposed of as ACWM. 

As noted in section III.E above, 
containment of all ACWM is required 
under the Asbestos NESHAP. The 
decontamination of equipment used for 
ACPRPs by the CTPS AWP procedure 
may generate wastewater bearing 
asbestos fibers. To achieve containment 
of this ACWM, we recommend owners/ 
operators conduct decontamination so 
that all water is contained and filtered 
before being released to a storm water 
collection system. For more information 
on potential decontamination 
procedures that can be used to control 
asbestos-contaminated wash water, see 
‘‘Guidelines for Enhanced Management 
of Asbestos in Water at Ordered 
Demolitions,’’ EPA–453/B–16–002a, 
July 2016, which is available at 
www.epa.gov/asbestos and in the docket 
to this document. 

J. Application of Asbestos NESHAP 
Requirements 

Except as noted in section IV.G.3 of 
this document, all other requirements of 
the Asbestos NESHAP that apply to 
renovations, including notification 
requirements found in 40 CFR 
61.145(b), also apply to the CTPS AWP. 
Additionally, waste handling and 
disposal requirements found in 40 CFR 
61.150 and 40 CFR 61.154 apply to the 
slurry (except as noted in section IV.G.3 
of this document) and any other ACWM 
that is removed at the ACPRP. This 
document also uses terminology as 
defined in 40 CFR 61.141. 

It is important to note that projects 
may not be broken up to avoid 
regulation under the Asbestos NESHAP, 
and the EPA has clarified the 
requirements of the Asbestos NESHAP 
as they relate to a project on several 
occasions. The ‘‘EPA considers 
demolitions planned at the same time or 
as part of the same planning or 
scheduling period to be part of the same 
project. In the case of municipalities, a 
scheduling period is often a calendar 
year or fiscal year or the term of the 
contract.’’ See 60 FR 38725 (July 28, 
1995, Footnote 1). As stated in the 
circumvention section of the 40 CFR 
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1 Applicability Determination Number A020001. 
August 30, 2002. From George Czerniak, Chief, Air 
Enforcement and Compliance Assurance Branch, 
U.S. EPA Region 5, to Robert Swift. https://
cfpub.epa.gov/adi/index.cfm?fuseaction=
home.dsp_show_file_contents&CFID=27301905&
CFTOKEN=85118624&id=A020001. 

part 61 General Provisions at 40 CFR 
61.19, ‘‘No owner or operator shall 
build, erect, install, or use any article, 
machine, equipment, process, or 
method, the use of which would 
otherwise constitute a violation of an 
applicable standard. Such concealment 
includes, but is not limited to, the use 
of gaseous dilutants to achieve 
compliance with a VE standard, and the 
piecemeal carrying out of an operation 
to avoid coverage by a standard that 
applies only to operations larger than a 
specified size.’’ As the Agency noted in 
a previous AD,1 the relevant part of that 
requirement is the part that discusses 
the prohibition on the piecemeal 
carrying out of an operation to avoid 
coverage by a standard. Therefore, as 
required by 40 CFR 61.145(a)(4)(iii) and 
(iv), owners or operators (owner/ 
operator) must predict the combined 
additive amount of RACM to be 
removed in the course of the renovation 
activities (or, in the case of emergency 
renovations, estimate that amount) over 
the calendar year to determine the 
applicability of the standard to a project. 

Dated: May 30, 2019. 
Panagiotis Tsirigotis, 
Director, Office of Air Quality Planning and 
Standards. 
[FR Doc. 2019–12085 Filed 6–7–19; 8:45 am] 

BILLING CODE 6560–50–P 

ENVIRONMENTAL PROTECTION 
AGENCY 

[EPA–HQ–OPPT–2018–0097; FRL–9991–65] 

Certain New Chemicals or Significant 
New Uses; Statements of Findings for 
November and December 2018 

AGENCY: Environmental Protection 
Agency (EPA). 
ACTION: Notice. 

SUMMARY: Section 5(g) of the Toxic 
Substances Control Act (TSCA) requires 
EPA to publish in the Federal Register 
a statement of its findings after its 
review of TSCA section 5(a) notices 
when EPA makes a finding that a new 
chemical substance or significant new 
use is not likely to present an 
unreasonable risk of injury to health or 
the environment. Such statements apply 
to premanufacture notices (PMNs), 
microbial commercial activity notices 
(MCANs), and significant new use 
notices (SNUNs) submitted to EPA 

under TSCA section 5. This document 
presents statements of findings made by 
EPA on TSCA section 5(a) notices 
during the period from November 1, 
2018 to December 31, 2018. 
FOR FURTHER INFORMATION CONTACT: 

For technical information contact: 
Greg Schweer, Chemical Control 
Division (7405M), Office of Pollution 
Prevention and Toxics, Environmental 
Protection Agency, 1200 Pennsylvania 
Ave. NW, Washington, DC 20460–0001; 
telephone number: 202–564–8469; 
email address: schweer.greg@epa.gov. 

For general information contact: The 
TSCA-Hotline, ABVI-Goodwill, 422 
South Clinton Ave., Rochester, NY 
14620; telephone number: (202) 554– 
1404; email address: TSCA-Hotline@
epa.gov. 

SUPPLEMENTARY INFORMATION: 

I. General Information 

A. Does this action apply to me? 

This action is directed to the public 
in general. As such, the Agency has not 
attempted to describe the specific 
entities that this action may apply to. 
Although others may be affected, this 
action applies directly to the submitters 
of the PMNs addressed in this action. 

B. How can I get copies of this document 
and other related information? 

The docket for this action, identified 
by docket identification (ID) number 
EPA–HQ–OPPT–2018–0097, is available 
at http://www.regulations.gov or at the 
Office of Pollution Prevention and 
Toxics Docket (OPPT Docket), 
Environmental Protection Agency 
Docket Center (EPA/DC), West William 
Jefferson Clinton Bldg., Rm. 3334, 1301 
Constitution Ave. NW, Washington, DC. 
The Public Reading Room is open from 
8:30 a.m. to 4:30 p.m., Monday through 
Friday, excluding legal holidays. The 
telephone number for the Public 
Reading Room is (202) 566–1744, and 
the telephone number for the OPPT 
Docket is (202) 566–0280. Please review 
the visitor instructions and additional 
information about the docket available 
at http://www.epa.gov/dockets. 

II. What action is the Agency taking? 

This document lists the statements of 
findings made by EPA after review of 
notices submitted under TSCA section 
5(a) that certain new chemical 
substances or significant new uses are 
not likely to present an unreasonable 
risk of injury to health or the 
environment. This document presents 
statements of findings made by EPA 
during the period from November 1, 
2018 to December 31, 2018. 

III. What is the Agency’s authority for 
taking this action? 

TSCA section 5(a)(3) requires EPA to 
review a TSCA section 5(a) notice and 
make one of the following specific 
findings: 

• The chemical substance or 
significant new use presents an 
unreasonable risk of injury to health or 
the environment; 

• The information available to EPA is 
insufficient to permit a reasoned 
evaluation of the health and 
environmental effects of the chemical 
substance or significant new use; 

• The information available to EPA is 
insufficient to permit a reasoned 
evaluation of the health and 
environmental effects and the chemical 
substance or significant new use may 
present an unreasonable risk of injury to 
health or the environment; 

• The chemical substance is or will 
be produced in substantial quantities, 
and such substance either enters or may 
reasonably be anticipated to enter the 
environment in substantial quantities or 
there is or may be significant or 
substantial human exposure to the 
substance; or 

• The chemical substance or 
significant new use is not likely to 
present an unreasonable risk of injury to 
health or the environment. 

Unreasonable risk findings must be 
made without consideration of costs or 
other non-risk factors, including an 
unreasonable risk to a potentially 
exposed or susceptible subpopulation 
identified as relevant under the 
conditions of use. The term ‘‘conditions 
of use’’ is defined in TSCA section 3 to 
mean ‘‘the circumstances, as determined 
by the Administrator, under which a 
chemical substance is intended, known, 
or reasonably foreseen to be 
manufactured, processed, distributed in 
commerce, used, or disposed of.’’ 

EPA is required under TSCA section 
5(g) to publish in the Federal Register 
a statement of its findings after its 
review of a TSCA section 5(a) notice 
when EPA makes a finding that a new 
chemical substance or significant new 
use is not likely to present an 
unreasonable risk of injury to health or 
the environment. Such statements apply 
to PMNs, MCANs, and SNUNs 
submitted to EPA under TSCA section 
5. 

Anyone who plans to manufacture 
(which includes import) a new chemical 
substance for a non-exempt commercial 
purpose and any manufacturer or 
processor wishing to engage in a use of 
a chemical substance designated by EPA 
as a significant new use must submit a 
notice to EPA at least 90 days before 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-097
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Planning and Community Development Carol Helland 425-556-2107

DEPARTMENT STAFF:

Planning and Community Development Seraphie Allen Deputy Director

Planning and Community Development Michael Hintze Manager, Transportation Planning

& Engineering

Planning and Community Development LaNaya Taylor Program Administrator

TITLE:
Approval of the 2025-26 Annual ORCA Contract Renewal

OVERVIEW STATEMENT:
Execute a renewal agreement with King County for ORCA Business Passport transit services (ORCA cards) and vanpool
services for distribution to City of Redmond employees as an element of the City Employee Commute Trip Reduction
Program.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
City Employee Commute Trip Reduction Program, Washington Clean Air Act, City Comprehensive Plan,
Community Strategic Plan, Transportation Master Plan

· Required:
N/A

· Council Request:
N/A

· Other Key Facts:
o King County Metro launched the pay-as-you-go payment structure in the summer of 2020.
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Date: 6/17/2025 File No. AM No. 25-097
Meeting of: City Council Type: Consent Item

o We have paid a total of $13,513.50 in monthly transit invoices under the current contract.

o The current contract expires on 7/31/25.

o ORCA cards will continue to be used for both personal and commute trips. We have seen a 63% trip

increase since we allowed personal trips. We will continue to monitor usage and cost and make adjustments
if necessary.

OUTCOMES:
This agreement allows the City of Redmond to continue to purchase and distribute ORCA cards to City employees for
transit and vanpool services provided by the participating transit agencies, thereby helping to reduce traffic congestion,
energy consumption, air pollution and vehicle miles traveled.

Some benefits of renewing this contract include:

· Unlimited trips on all services other than Washington State Ferries. Includes: transit, rail, and streetcar.

· Guaranteed ride home.

· Continued “Pay as we go” model.

· Compliance with both State Community Trip Reduction (CTR) laws and the City’s mobility management plan
(mmp) goals.

· Vanpool fares for employees are fully covered.
This renewal would ensure continuity in transportation benefits for employees commuting to work and as they continue
to return to riding transit. Opening City issued ORCA cards for personal usage also allows employees to expand their
comfort and use of transit and capitalize on light rail as it has expanded into Redmond.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
N/A

· Outreach Methods and Results:
N/A

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
The total cost of the services is forecasted not to exceed a maximum of $30,000. The ORCA contract renewal was
included within the adopted budget for the Commuter Assistance Office.

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A
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Date: 6/17/2025 File No. AM No. 25-097
Meeting of: City Council Type: Consent Item

Budget Offer Number:
0000310 - Mobility of People and Goods

Budget Priority:
Vibrant and Connected

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
100 General Fund

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/3/2025 Committee of the Whole - Planning and Public Works Provide Direction

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
Our current contract expires on July 31, 2025.

ANTICIPATED RESULT IF NOT APPROVED:
If this agreement is not approved, we would need to seek alternatives to comply with the approved City Commute Trip
Reduction Plan and the mobility management plan commitments. With the continued pay-as-you-go model, the City
would meet CTR compliance while only paying for the transit and vanpool rides taken by staff.

ATTACHMENTS:
Attachment A - Contract
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ORCA Business Passport Agreement  Page 1 of 22 
City of Redmond - BAID: 1282 
Program Term : 8/1/2025 - 7/31/2026 

 
 

AGREEMENT FOR PURCHASE OF ORCA BUSINESS CARDS AND 
ORCA BUSINESS PASSPORT PRODUCTS 

 
 
THIS AGREEMENT (hereinafter, “Agreement”) is made and entered into by and among City of 
Redmond ("Business Account") and King County Metro ("Lead Agency") on behalf of the following 
agencies, individually referred to as the “Agency” and collectively as the "Agencies" in this Agreement.   
 

The Snohomish County Public Transportation Benefit Area (“Community Transit”) 
The City of Everett (“Everett Transit”)  
The King County Metro Transit Department (“King County Metro”) 
The Kitsap County Public Transportation Benefit Area (“Kitsap Transit”) 
Pierce County Public Transportation Benefit Area Corporation (“Pierce Transit”) 
The Central Puget Sound Regional Transit Authority (“Sound Transit”) 
The Washington State Department of Transportation, Ferries Division ("Washington State 
Ferries") 
 

IN CONSIDERATION of the mutual covenants contained herein, the sufficiency of which is hereby 
acknowledged, the Parties agree as follows: 
 
1.0 PURPOSE 
 
1.1 This Agreement establishes the terms under which certain fare payment-related services, 

referred to herein as "ORCA Services," will be provided to the Business Account, including but 
not limited to the prices and terms under which the Business Account may purchase and 
distribute ORCA Business Cards loaded with a Business Passport Product to its Eligible 
Business Cardholders. Such ORCA Business Cards may be used to access certain 
Transportation Services of the Agencies. The specific ridership privileges applicable to the 
Business Passport Product provided under this Agreement are specified in Attachment 1, 
Products, Pricing and Terms, which is incorporated in this Agreement by this reference, and are 
subject to Sections 6 and 18 below. Businesses must at a minimum cover all benefits-eligible 
employees except those who work 100% remote. Additional participants can be included. 
Eligibility is defined in Attachment 3 Eligible Participants. 
 

1.2 Attachment 1 also establishes the terms under which specific optional products and services 
(e.g. use of an ORCA Business Card on vanpool; a guaranteed ride home program per 
Attachment 6 Guaranteed Ride Home, attached hereto), if any, shall be provided by one or more 
individual Agencies.  
 

1.3 This Agreement also enables the Business Account to purchase Business Choice Products from 
the Agencies, via the myORCA.com website, at the prices and terms in effect at the time of 
purchase.  
 

1.4 The Business Account understands and agrees that this Agreement applies to its use of ORCA 
Services including, but not limited to, its purchase of ORCA Business Cards and ORCA 
Products. This Agreement does not constitute a contract for transportation services. The 
Agencies have no obligation to the Business Account or any other entity or person to provide 
any particular level, frequency or routing of transportation service.   
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2.0 TERM OF AGREEMENT AND CONTACT PERSONS 
 

2.1 This Agreement shall take effect upon the effective date specified in Attachment 1. Unless 
terminated in accordance with Section 14, this Agreement shall expire on the last day of the 
Program Term specified in Attachment 1, or an Amended Attachment 1 that has been signed by 
a person authorized to bind the Business Account.  
 

2.2 The Business Account shall designate a Primary Contact Person in Attachment 2 Designated 
Representatives, which is incorporated in this Agreement by this reference. This Primary 
Contact Person shall be responsible for managing the Business Account's roles and 
responsibilities under this Agreement. A Secondary Contact Person shall also be designated in 
Attachment 2. The Lead Agency may communicate with and rely upon either the Primary or 
Secondary Contact Person on matters relating to this Agreement.  

 
3.0 DEFINITIONS 
 
3.1 Business Account. The organization, educational or human services institution, government 

agency or other entity that has entered into this Agreement enabling it to purchase ORCA 
Business Cards and ORCA Products for distribution to their employees, students, clients or 
other constituency.  
 

3.2 Business Choice Products. The ORCA Products that may be purchased at retail prices to 
supplement the ORCA Business Passport Product for one or more Business Cardholders (e.g. 
a WSF monthly pass). 
 

3.3 Business Cardholder(s) or Cardholder(s). The individual(s) whose ORCA cards are loaded by 
and/or may be provided by the Business Account.  
 

3.4 Business Passport Product. The ORCA Product loaded on the Business Account's ORCA 
Business Cards under this Agreement that provides the Business Cardholders an unlimited 
right-to-ride the regularly scheduled Transportation Services of, or operated by, certain Agencies 
to the extent specified in Attachment 1.   
 

3.5 Card Close. An ORCA system action that permanently invalidates an ORCA Card. The Business 
Account, Lead Agency or Cardholder with access may close cards. 
 

3.6 Card Lock. An ORCA system process action that prevents an ORCA Business Card from being 
used until the action is reversed. The Business Account, Lead Agency or Cardholder with access 
can lock and unlock cards.  
 

3.7 Lead Agency.  The Agency that entered into this Agreement on behalf of itself and the other 
Agencies and, except as otherwise provided in this Agreement, is responsible for administration 
of this Agreement on behalf of the Agencies, including contract modifications and renewals, and 
ORCA system support 
 

3.8 ORCA Website.  The myORCA.com website used by the Business Account to manage its 
account. 
 

3.9 ORCA. The trademarked name of the system that enables use of a common fare card on the 
public transportation services provided by any of the Agencies.   
 

3.10 ORCA Business Card (or “Business Card”). An ORCA fare card managed by a Business 
Account to enable the loading of ORCA Products for use by a Cardholder to whom it was 
distributed by the Business Account to access Transportation Services as specified in 
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Attachment 1. These cards must be purchased with the business card profile of full access or 
the account must be set to have the global ownership flag. The fare card may be a physical card 
or if approved by the Lead Agency, a virtual fare card application. 
 

3.11 Load-Only ORCA Card. An ORCA fare card managed by an individual which can be linked to a 
Business Account with load-only privileges. Load-only privileges allow the Business Account to 
load products and/or E-purse value. The Business Account does not have the ability to close 
the card, transfer card balances or check card balance 
 

3.12 ORCA Products. Any transit fare payment mechanism offered for sale within the ORCA system 
by any of the Agencies. Examples include, but are not limited to, monthly or period pass, and E-
purse. 
 

3.13 ORCA Services. The materials and services that may be provided, from time to time, under the 
ORCA program, including but not limited to the ORCA Business Cards, ORCA Products, ORCA 
Websites, data, information, and any equipment, systems and  services related to the ORCA 
program. 
 

3.14 Parties. The Business Account and the Agencies (which include the Lead Agency) referred to 
herein collectively as the "Parties" and individually as a “Party.” 
 

3.15 Transportation Services. Those public transportation services provided by the Agencies that are 
specified in Attachment 1.  

 
4.0 PRICES AND PAYMENT TERMS 
 
The prices and payment terms applicable to this Agreement are specified in Attachment 1. Such terms 
shall include: (a) the amounts due for the Business Cards, Business Passport Product, and any other 
products, services and fees and (b) the timing of payments. Each order submitted by the Business 
Account for ORCA Business Cards and/or any ORCA Products will be subject to the provisions of this 
Agreement.  
 
4.1 The Business Account's purchase of any Business Choice Products via the myORCA.com 

website will be at the prices and terms in effect at the time of order. The Business Account is 
responsible for reviewing the prices in effect before submitting each order and shall be deemed 
to have agreed to the then-applicable prices by submitting the order.  
 

4.2 Payment in full is due as specified in Attachment 1.   
 

4.3 If for any reason payment in full is not received by the date due, if a payment is not honored due 
to non-sufficient funds (NSF), or if for any reason a payment is negated or reversed, Sound 
Transit, on behalf of the Lead Agency will notify the Business Account of the payment problem 
and if full and clear payment is not received within ten (10) days of such notification, the Lead 
Agency may: 
 
4.3.1 Refuse to process new orders for ORCA Business Cards and lock the loading of  new 

ORCA Products by or for the Business Account; 
 

4.3.2 Assess any late payment, NSF and collection fees to the maximum amount permitted by 
law; 
 

4.3.3 Initiate a Card Lock on the Business Cards issued to the Business Account, rendering 
them ineffective for use by the Cardholders, until such time as the Business Account 
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pays the full amount due, including any late payment, NSF and fees, in a manner 
acceptable to the Lead Agency; and  
 

4.3.4 Suspend or terminate access rights to the Business Account's secured area of the 
website. 
 

4.4 In addition to any other obligations it may have under this Agreement and at law, the Business 
Account agrees to pay to the Lead Agency any reasonable court costs, attorney fees and 
collection fees incurred in collecting amounts due from the Business Account. 
 

4.5 Sound Transit, on behalf of the Lead Agencies, will be responsible for invoicing and receiving 
amounts due per this Agreement, unless otherwise described in this Agreement. 
 
Payments will be remitted to: 
 
Central Puget Sound Regional Transit 
LB 1194 
PO BOX 35146 
Seattle, WA 98124-5146 
 
Wire/ACH instructions will also be available. 

 
5.0 PURCHASE, OWNERSHIP, DISTRIBUTION AND REPLACEMENT OF ORCA BUSINESS 

CARDS 
 
5.1 Ordering ORCA Business Cards. The Business Account shall order ORCA Business Cards via 

the ORCA Website, in accordance with the directions provided on that website, and shall make 
payment as provided in Attachment 1. If additional cards are required, the Business Account 
may be required to pay the standard card fee and other applicable fees as specified in 
Attachment 1.  
 

5.2 Receipt and Ownership of ORCA Business Cards. Upon actual or constructive receipt of the 
ORCA Business Cards it has ordered, the Business Account shall be responsible for the 
management of the ORCA Business Cards. The Business Account shall be deemed to have 
constructively received all ordered ORCA Business Cards unless it notifies the Lead Agency of 
any non-delivery or incorrect delivery within thirty (30) days after the order was placed. If the 
Business Account notifies the Lead Agency that it has not received the ordered cards, the Lead 
Agency will ship a replacement order. If the Business Account subsequently receives the cards 
reported as missing, the Business Account is responsible for returning them to the Lead Agency. 
 

5.3 Storage and Risk of Loss. The Business Account is responsible for the storage, distribution and 
use of the ORCA Business Cards issued to it. The Business Account bears the sole risk of any 
loss, damage, theft or unauthorized use of one of its cards, whether such card is held in its 
inventory or has been distributed for use. The Business Account is responsible for the cost of 
any use of its Business Cards until the effective date of a Card Close or Card Lock that may be 
initiated as provided below.  
 

5.4 Distance Based Transit Fare. The Business Account is responsible for communicating to 
Cardholders that “distance based fares” are charged on some systems such as: Link light rail, 
and Sounder commuter rail systems. On distance based fare modes, when the Cardholder “taps 
on,” the ORCA system will record the trip to the last stop on the line. When the Cardholder “taps 
off” at the end of the ride, ORCA will record the actual ride. The Business Account then will be 
charged the correct fare for the actual ride taken. If the Cardholder fails to “tap off”, then ORCA 
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will record a ride to the end of the line. The result of not “tapping off” is that the Business Account 
will be charged the largest fare for the ride even if a shorter ride was taken.  
 

5.5 Distribution of ORCA Business Cards. The Business Account is responsible for distributing its 
Business Cards for use by its Eligible Business Cardholders. The Business Account manages 
all Business Cards it distributes but a cardholder may also purchase and load individual ORCA 
Products on a Business Card. The Business Account understands that a Business Card it 
distributes to a Cardholder may be linked by the Cardholder to his/her/their personal account on 
myorca.com as provided in Section 6. The Business Account may not register the Business 
Cards that are issued under this Agreement to a personal account.  
 
The Business Account shall require that the Cardholder, as a condition of receiving a Business 
Card, be informed of the Cardholder Rules of Use, incorporated in this Agreement as Attachment 
4 ORCA Business Cardholder Rules of Use, through the Business Account’s’ standard means 
of communicating policies.  
 
The Business Account understands and agrees that it is solely responsible for implementation 
and enforcement of the Cardholder Rules of Use.  
 

5.6 Proof of payment. The Business Account is responsible for notifying Cardholders that proof of 
payment must be made by tapping the ORCA Card on the card reader in the manner required 
by each Agency; otherwise, the Cardholder may be subject to a fine if the ORCA Card is not 
tapped, and the Cardholder will be personally responsible for any fines that may be imposed.   
 

5.7 Business Account Access to Personally Identifying Information. If an individual Cardholder opts 
to register one of the Business Cards issued to the Business Account, any personally identifying 
information provided to the ORCA System (e.g. name, address, telephone number, and credit 
card number) will not be accessible by the Business Account. If the Business Account collects 
any personally identifying information about individuals to whom it has distributed Business 
Cards, the Business Account is solely responsible for its collection, use, storage and disclosure 
of such information. 
 

5.8 Card Locks and Card Close. In the event a Business Card is determined to be lost or stolen or 
if a Cardholder is determined by the Business Account to be no longer eligible to use the card, 
the Business Account may initiate a Card Lock, which is reversible action, or a Card Close, 
which is a permanent action, via the myORCA.com website to invalidate the subject Business 
Card. The Lead Agency may also initiate a Card Lock or Card Close to any of the Business 
Account’s Business Cards at the request of the Business Account, or at the sole discretion of 
the Lead Agency in accordance with Section 4.3, or if it is suspected that a card has been 
altered, duplicated, counterfeited, stolen or used by an ineligible Cardholder.  
 

5.9 Restoration of Value After Card is Locked or Closed.  Following a Card Lock, a Business 
Account can transfer remaining funds and products onto a replacement card. Business Account 
will be responsible for card replacement fee.  
 

5.10 Card Replacement. The Business Account is responsible for ordering and paying for any new 
cards needed to replace Business Cards that for any reason cease to be available or suitable 
for use by the Cardholders under the program of the Business Account, including but not limited 
to, if the unavailability or unsuitability is caused by damage, abuse, loss, theft, Card Close, and 
end of useful life. Provided, however, and notwithstanding the exclusion of warranties in Section 
15, if a Business Card malfunctions within twelve (12) months after it was delivered to the 
Business Account, it shall be replaced by the Lead Agency without additional charge to the 
Business Account if the malfunction was caused by a defect in design, material or workmanship 
and was not caused by misuse, an intentional act, negligence or damage, reasonable wear and 
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tear excepted. The Business Account understands and agrees that to avoid the disruption and 
inconvenience caused by sporadic failures as its cards are used, it must plan for replacement 
of its Business Cards on a regular basis. As a condition of continuing under the Business 
Passport program, the Business Account agrees that it will purchase replacement Business 
Cards at the then-applicable rate.  

 
6.0 CARDHOLDER USE OF ORCA BUSINESS CARDS 
 
Cardholder Privileges. The Business Account understands and agrees that the Cardholder has the 
following privileges in connection with the use of an ORCA Business Card. 
 
6.1 The Cardholder may present an ORCA Business Card, loaded with a valid, applicable Business 

Passport or Business Choice Product, to an ORCA fare transaction processor as proof of 
payment of all or a portion of a required fare on a regular transportation service operated by one 
or more of the Agencies. (Provided, however, an ORCA Product that is not sufficient to fully pay 
a fare will not be accepted as partial payment by the Washington State Ferries.)  In all cases, a 
Cardholder will be required to make other payment to the extent a fare is not covered by an 
ORCA Product.  
 

6.2 The Cardholder may individually purchase ORCA Products and load them on the Business Card 
in addition to any ORCA Product loaded by the Business Account. Individual ORCA Products 
may be used to pay all or a portion of a required fare on a transportation service not covered by 
a Business Passport Product or Business Choice Product. (Provided, however, an ORCA 
Product that is not sufficient to fully pay a fare will not be accepted as partial payment by the 
Washington State Ferries.)  In all cases, a Cardholder will be required to make other payment 
to the extent a fare is not covered by an ORCA Product. 
 

6.3 The Cardholder may link his/her/their name and other contact information with the ORCA system 
and link such personal information to the serial number of the Business Card provided to 
him/her. Such registration does not give the Cardholder full access to the card but may give the 
Cardholder the right to access the myORCA.com website to view the card's transaction history 
and current stored value, and to add retail products.  
 

6.4 The Cardholder’s personally identifying information is generally exempt from disclosure under 
the Washington Public Records Act (Chapter 42.56 RCW) as more specifically outlined in RCW 
42.56.330(5).  

 
7.0 BUSINESS RESPONSIBILITIES AND PRIVILEGES RELATING TO LOAD-ONLY CARDS 
 
7.1 The Business Account understands that if it links an individual’s ORCA card to their Business 

Account with load-only privileges the Business Account will have limited access. The Business 
Account will be able to load products and/or E-purse on the account and unlink the card from its 
account. The Business Account will not be able to close the card, transfer products and/or E-
purse value, or view card balance.  
 

7.2 When the load-only card holder is no longer eligible for a transit benefit, the Business Account 
is responsible for unlinking the card from their account. 

 
8.0 NO RETURNS OR REFUNDS 
 
Except as otherwise provided herein or in Section 14.2, the Business Account understands and agrees 
that its purchases of Business Cards, and Business Passport or Business Choice products purchased 
for such cards, are final and it is not entitled to any refunds. However, the Business Account may request 
a refund of the E-purse value remaining on a Business Card if the card is closed.  The Lead Agency 
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shall initiate a Card Close and the refund will be processed approximately ten (10) days after the Card 
Close was initiated. A processing fee of ten dollars ($10) may be payable by the Business Account to 
the Lead Agency for each refund that is processed, regardless of number of cards refunded. The 
Business Account, not the Lead Agency, is responsible for the refunding of such E-purse value, if any, 
to the individual Cardholder to whom the Business Card had been distributed. 
 
9.0 BUSINESS ACCOUNT WEBSITE 
 
9.1. The myORCA.com website is the primary means by which the Business Account shall purchase 

ORCA Business Cards, Business Passport and Business Choice Products, manage its 
Business Cards and obtain information about the use of said cards. As a condition of 
participation in the Business Passport program, the Business Account agrees that it will use the 
myORCA.com website when it is available and that each access and use of said website shall 
be subject to the ORCA Terms of Use and ORCA Privacy Statement that are in effect and posted 
on the myORCA.com website at the time of such access and use.  
 

9.2. The Business Account understands and agrees that uninterrupted access to and use of the 
myORCA.com website is not guaranteed and agrees that it will contact its representative at the 
Lead Agency by email or telephone if the website is not available.  
 

9.3. At the time the Business Account enters into the ORCA program, the Business Account’s 
Primary Contact (Super Admin) will be provided a password to access myorca.com. The Super 
Admin will be responsible for adding additional admins to the Business Account. The Business 
Account is solely responsible for managing their account’s users. The Business Account is also 
solely responsible for complying with the security standards specified in Attachment 5 ORCA 
Business Account Security Standards, which is incorporated in this Agreement by this reference. 

 
10.0 INFORMATION PROVIDED BY THE AGENCIES AND THE ORCA SYSTEM 
 
10.1 The Business Account understands and agrees that the data, reports or any information 

provided to it via the myORCA.com website or otherwise, is and remains the sole property of 
the Agencies and nothing shall be construed as a transfer or grant of any copyright or other 
property interest in such data, reports or information. The Agencies hereby grant to the Business 
Account a non-exclusive license to use any data, reports or information provided by the 
Agencies, via the myORCA.com website or otherwise, for any lawful purpose related to the 
administration of the transportation benefits program of the Business Account. 
 

10.2 The ORCA System will record data each time an ORCA Business Card is presented to an ORCA 
device for fare payment and to load a product. Such transaction data includes, but is not limited 
to, the date, time, and location (or route) of the transaction. The Business Account may routinely 
access such transaction data related to its Business Cards to the extent provided via the 
myORCA.com website. Said website and its reports do not provide the Business Account 
Business Card transaction data linked to card serial numbers for the purpose of preventing fraud, 
the Primary Contact Person of the Business Account may submit a written request to the Lead 
Agency for transaction data related to a specific card number or for a card number linked to a 
specific transaction. Fraud is defined as intentional deception or misrepresentation by a person 
with knowledge that it will result in an unauthorized benefit to him, her, or some other person. 
The submittal is not intended to be used to request data for multiple cards or all cards managed 
by the Business Account. The written request shall include the following: 
 
10.2.1 Card number or the date, time and other known details about the specific transaction for 

which a card serial number is being requested;  
 

10.2.2 Detailed statement as to why the information is germane to the prevention of fraud; and  
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10.2.3 The signature of the Primary Contact Person.  

 
If the Lead Agency determines that the subject transaction(s) is linked to a Business Card issued 
to the Business Account, the Lead Agency will provide the Business Account with the card serial 
number linked to the requested transaction(s). The Business Account agrees that it will use such 
card serial number information only for purposes of enforcing the Rules of Use, as provided to 
the Cardholder. The Business Account must maintain its own records if it wishes to identify the 
card serial number issued to an individual.  

 
11.0 PUBLIC RECORDS 
 
The Business Account understands and agrees that all records related to its participation in the ORCA 
System are public records under the Washington Public Records Act (Chapter 42.56 RCW) ("Act"), 
including but not limited to: (a) this Agreement and the sales activity hereunder; (b) the orders, 
communications, and any other information provided by the Business Account to the Lead Agency, the 
other  Agencies or the ORCA System, whether provided via this website or otherwise and whether 
provided in hard copy or electronic form; (c) any communications, responses, requests, reports or 
information of any kind provided to the Business Account from the Lead Agency, the other  Agencies 
or the ORCA System; and (d) all data, reports and information of any kind related to the loading of 
products on, and the use of, the Business Cards issued to the Business Account. As public records, 
these records will be made available for public inspection and copying upon request, unless the Lead 
Agency determines they are exempt from disclosure.  
 
12.0 INDIVIDUAL USE OF BUSINESS CARD AFTER LEAVING A BUSINESS ACCOUNT 
 
The Business Account is encouraged to collect Business Cards from Cardholders who are no longer 
eligible for the Business Account's transportation benefits program. In any case, the Business Account 
is solely responsible for initiating a Card Lock or Closing a Card in accordance with this Agreement to 
prevent any continued use of, and financial liability for, a card that had been distributed to a person who 
is no longer eligible.  
 
13.0 ORCA SERVICES SUBJECT TO CHANGE 
 
The Agencies seek to continually improve and enhance the ORCA Services. With thousands   of 
organizations, schools, and other entities entering into business account agreements at varying dates 
in the year, the Agencies are unable to guarantee to each business account that the ORCA Services 
will not change during the term of its agreement. The Business Account understands and agrees that 
one or more ORCA Services may be changed, suspended or terminated from time to time without prior 
notice to, or agreement by, the Business Account, including but not limited to changes in the look, feel, 
content and functions of the myORCA.com website. If the Business Account is dissatisfied with a 
change in the ORCA Services, however, it may terminate this Agreement for its convenience in 
accordance with the provisions of Section 14.2.  
 
14.0 TERMINATION 
 
14.1 The Lead Agency may at any time terminate this Agreement if the Business Account fails to 

make timely and effective payment of all amounts due, or otherwise materially breaches the 
Agreement, or acts in manner indicating that it intends to not comply, or is unable to comply, 
with the Agreement. To effect such a termination for cause, the Lead Agency shall send email 
notice to the last known email address for the last known Primary Contact Person of the 
Business Account describing the manner in which the Business Account is in default and the 
effective date of termination. If the basis for termination is a failure to perform that can be cured, 
the termination shall not take effect so long as the Business Account cures the default within ten 
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(10) days of the sending of the email notice. Upon the effective date of such termination, the 
Lead Agency may immediately terminate the website access privileges of the Business Account, 
lock the Business Cards issued to the Business Account and decline to accept and fulfill any 
pending or new orders from the Business Account.  In the event of such a termination for cause, 
the Business Account shall not be entitled to any refund of any amounts paid. 
 

14.2 Either the Business Account or the Lead Agency may terminate the Agreement without cause 
and for its own convenience by sending the other Party written or email notice at least thirty (30) 
days in advance of the effective date of the termination. Upon receipt of a notice of termination 
for convenience from the Business Account, the Lead Agency may, in its sole discretion, waive 
the advance notice period and immediately terminate the website access privileges of the 
Business Account, initiate a Card Lock on the Business Cards issued to the Business Account, 
and decline to accept and fulfill any pending or new orders from the Business Account.  In the 
event of such a termination for convenience and not cause, the amounts due under this 
Agreement shall be calculated by the Lead Agency. (The amounts due for the ORCA Passport 
Product and any optional products listed in Attachment 1 shall be the annual amounts due 
prorated for the number of months during which the Passport Product and optional products 
were valid for at least one day.)  If the Business Account has not paid in full all of the amounts 
due under this Agreement as of the termination date, the Business Account shall immediately 
pay the remaining amount due. If the Business Account has paid more than all of the amounts 
due under this Agreement as of the termination date, the Business Account shall be entitled to 
a refund of the excess it has paid.  
 

14.3 Notwithstanding any termination of the Agreement, the Business Account shall remain liable to 
satisfy and comply with all of its obligations under this Agreement and at law with regard to, or 
arising out of, any orders submitted or any of its acts or omissions occurring prior to the effective 
date of the termination, including but not limited to paying all amounts due or incurred prior to 
the effective date of the termination and any fees, charges, collection costs or other costs arising 
from a failure to make timely and effective payment.  

 
15.0 EXCLUSION OF WARRANTIES 
 
15.1 ALL ORCA SERVICES PROVIDED ARE PROVIDED ON AN "AS IS" AND "AS AVAILABLE” 

BASIS. ANY USE OF THE ORCA SERVICES IS AT THE BUSINESS ACCOUNT'S SOLE 
DISCRETION AND RISK.  
 

15.2 BY WAY OF EXAMPLE, AND NOT LIMITATION, THE LEAD AGENCY AND EACH OF THE 
OTHER AGENCIES SPECIFICALLY DO NOT REPRESENT AND WARRANT THAT: 
 
A. THE BUSINESS ACCOUNT'S USE OF THE ORCA SERVICES WILL BE 

UNINTERRUPTED, TIMELY, FREE FROM ERROR AND OTHERWISE MEETING ITS 
REQUIREMENTS; 
 

B. ANY INFORMATION OBTAINED BY THE BUSINESS ACCOUNT AS A RESULT OF 
USING THE ORCA SERVICES WILL BE ACCURATE AND RELIABLE; AND 
 

C. ANY USE OF THE ORCA WEBSITE, INCLUDING BUT NOT LIMITED TO THE 
CONTENT OR MATERIAL DOWNLOADED FROM SAID WEBSITE, WILL BE FREE OF 
DEFECTS, VIRUSES, MALWARE, HACKS OR POTENTIALLY HARMFUL INTRUSIONS.  

 
15.3 TO THE EXTENT PERMITTED BY LAW, THE LEAD AGENCY AND EACH OF THE OTHER 

AGENCIES DISCLAIMS ALL WARRANTIES OF ANY KIND, EXPRESS OR IMPLIED, 
INCLUDING BUT NOT LIMITED TO: ANY IMPLIED WARRANTIES OF MERCHANTABILITY 
OR FITNESS FOR A PARTICULAR PURPOSE; ANY WARRANTIES OF QUIET ENJOYMENT 
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OR NON-INFRINGEMENT; AND ANY WARRANTIES CREATED BY TRADE USAGE, 
COURSE OF DEALING, OR COURSE OF PERFORMANCE. 
 

15.4 NO ADVICE OR INFORMATION, WHETHER ORAL OR WRITTEN, OBTAINED FROM THE 
AGENCIES OR THE ORCA SYSTEM SHALL REVISE OR CREATE ANY WARRANTY. 

 
16.0 NOTICES 
 
16.1 Any notice required to be given under the terms of this Agreement shall be directed either by 

email or regular mail to the Parties’ Designated Representatives, as specified in Attachment 2, 
or to the last person and address provided by a Party in accordance with Section 16.2. 
 

16.2 Each Party shall immediately notify the other Parties of any changes to its Designated    
Representatives' contact information. The Business Account shall also immediately notify the 
Lead Agency of any changes in any other information provided in its application. 

 
17.0 FORCE MAJEURE 
 
The Agencies and each of them shall be relieved of any obligations under this Agreement to the  
extent they are rendered unable to perform, or comply with such obligations as a direct or indirect result 
of a force majeure event, or any other circumstance not within such party’s control, including, but not 
limited to, acts of nature, pandemics, acts of civil or military authorities, terrorism, fire or water damage, 
accidents, labor disputes or actions, shutdowns for purpose of emergency repairs, or industrial, civil or 
public disturbances.  
 
18.0 APPLICATION OF AGENCY FARES AND OTHER POLICIES 
 
The purchase, distribution and use of Business Cards and ORCA Products by the Business Account 
and its Cardholders, and access to and use of the ORCA website, shall be subject to all applicable 
federal, state and local law, regulations, ordinances, codes and policies, including but not limited to the 
ORCA Cardholder Terms of Use and ORCA Privacy Statement (posted on the ORCA website and 
available in printed form upon request to the Lead Agency), and the Agencies' respective fares, transfer 
rules, codes of conduct and other operating policies and procedures. 
 
19.0 PROHIBITED DISCRIMINATION 
 
The Business Account shall not discriminate on the basis of race, color, sex, religion, nationality, creed, 
marital status, sexual orientation, age, or presence of any sensory, mental, or physical handicap in the 
administration of its transportation benefits program, the provision of ORCA Business Cards and ORCA 
Products, or the performance of any acts under this Agreement. The Business Account shall comply 
fully with all applicable federal, state and local laws, ordinances, executive orders and regulations which 
prohibit such discrimination.  
 
20.0 COMPLIANCE WITH APPLICABLE LAW 
 
The Business Account shall be solely responsible for compliance with all applicable federal, state and 
local laws, regulations, resolutions and ordinances, including, but not limited to, any provisions relating 
to the Business Account's provision of compensation, benefits or services to employees or others (e.g. 
including, but not limited to, transportation fringe benefits) and any reporting, tax withholding, or other 
obligations related thereto. The Business Account expressly acknowledges and agrees that it has not 
relied on any representations or statements by the Agencies and will not rely on them to provide any 
legal, accounting, tax or other advice with regard to the Business Account's provision of compensation, 
benefits or services to employees or others (e.g. including, but not limited to, transportation fringe 
benefits) and any reporting, withholding or other obligations related thereto.  

176



 

ORCA Business Passport Agreement  Page 11 of 22 
City of Redmond - BAID: 1282 
Program Term : 8/1/2025 - 7/31/2026 

 
21.0 LEGAL RELATIONS 
 
21.1 No Partnership, Agency or Employment Relationship Formed. The Business Account and the 

Agencies are independent parties and nothing in this Agreement shall be construed as creating 
any joint venture, partnership, agency or employment relationship between and among them or 
their respective employees. Without limiting the foregoing, the Business Account understands 
and agrees that none of its employees or agents shall be deemed employees or agent, for any 
purpose, of any of the Agencies and the Business Account is solely responsible for the acts of 
its agents and employees and their compensation, wages, withholdings and benefits. 
 

21.2 LIMITATION ON LIABILITY 
 
A. THE LEAD AGENCY AND EACH OF THE OTHER AGENCIES SHALL NOT BE LIABLE 

FOR, AND THE BUSINESS ACCOUNT HOLDS EACH AGENCY HARMLESS FROM, 
ANY LOSS OR DAMAGE ARISING OUT OF OR RELATED TO: 
 
1. ANY RELIANCE PLACED BY THE BUSINESS ACCOUNT ON THE 

COMPLETENESS, ACCURACY OR EXISTENCE OF ANY INFORMATION 
PROVIDED TO THE BUSINESS ACCOUNT BY OR THROUGH THE ORCA 
SERVICES; 
 

2. ANY CHANGES TO THE ORCA SERVICES OR THE TEMPORARY OR 
PERMANENT CESSATION OF ANY SUCH SERVICES (OR FEATURES 
WITHIN A SERVICE); 
 

3. THE DELETION OF, CORRUPTION OF, OR FAILURE TO STORE, ANY 
INFORMATION MADE AVAILABLE TO THE BUSINESS ACCOUNT, OR 
GENERATED BY THE USE OF THE ORCA SERVICES UNDER THIS 
AGREEMENT INCLUDING, BUT NOT LIMITED TO, THE USE OF THE ORCA 
BUSINESS CARDS ISSUED UNDER THIS AGREEMENT; 
 

4. THE BUSINESS ACCOUNT'S FAILURE TO PROVIDE THE LEAD AGENCY 
WITH ACCURATE ACCOUNT INFORMATION; AND 
 

5. THE BUSINESS ACCOUNT’S FAILURE TO KEEP INFORMATION SECURE 
AND CONFIDENTIAL. 

 
B. THE LEAD AGENCY AND EACH OF THE OTHER AGENCIES SHALL NOT BE LIABLE 

FOR, AND THE BUSINESS ACCOUNT HOLDS EACH AGENCY HARMLESS FROM, 
ANY INDIRECT, INCIDENTAL, SPECIAL, CONSEQUENTIAL, OR EXEMPLARY 
DAMAGES INCURRED BY THE BUSINESS ACCOUNT UNDER ANY THEORY OF 
LIAIBILITY, INCLUDING BUT NOT LIMITED TO LOSS OF USE, LOSS OF TIME, LOSS 
OF PROFITS, LOSS OF PRIVACY, LOSS OF DATA, LOSS OF GOODWILL OR 
BUSINESS REPUTATION, WHEN SUCH DAMAGES ARISE OUT OF, OR ARE 
RELATED TO, THIS AGREEMENT OR THE ORCA SERVICES, WHETHER OR NOT 
ONE OR MORE AGENCIES HAS BEEN ADVISED OF, OR SHOULD HAVE BEEN 
AWARE OF, THE POSSIBILITY OF ANY SUCH DAMAGES ARISING. 
 

C. TO THE EXTENT ONE OR MORE OF THE AGENCIES INCURS ANY LIABILITY FOR 
A BREACH OF THIS AGREEMENT, OR ANY DUTY RELATED TO THE ORCA 
SERVICES, AND SUCH LIABILITY THAT IS NOT EXCLUDED UNDER THE TERMS 
OF THIS AGREEMENT, THE EXCLUSIVE, AGGREGATE REMEDY AGAINST THE 
LEAD AGENCY AND EACH OTHER AGENCY WILL BE, AT THE OPTION OF THE 
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APPLICABLE AGENCIES: (A) THE CORRECTION, SUBSTITUTION OR 
REPLACEMENT OF ALL OR PART OF THE ORCA SERVICES GIVING RISE TO THE 
BREACH, OR (B) A REFUND OF THE AMOUNT PAID BY THE BUSINESS ACCOUNT 
FOR THE ORCA SERVICE CAUSING THE DAMAGE, THE AMOUNT OF WHICH WILL 
NOT EXCEED THE DAMAGES (OTHER THAN THOSE EXCLUDED ABOVE) 
ACTUALLY INCURRED BY THE BUSINESS ACCOUNT IN REASONABLE RELIANCE. 
 
THE DAMAGE EXCLUSIONS AND LIMITATIONS ON LIABILITY IN THE AGREEMENT 
SHALL APPLY EVEN IF ANY REMEDY FAILS FOR ITS ESSENTIAL PURPOSE.  

 
21.3 No Waiver. The Business Account agrees that if the Lead Agency does not exercise or enforce 

any legal right or remedy which is contained in the Agreement or under applicable law, this will 
not be taken to be deemed to be a waiver or modification of the Lead Agency’s rights and 
remedies, and that those rights or remedies will still be available to the Lead Agency. 
 

21.4 Governing Law and Forum. This Agreement and all provisions hereof shall be interpreted and 
enforced in accordance with, and governed by, the applicable law of the State of Washington 
and of the United States of America without regard to its conflict of laws provisions. The 
exclusive jurisdiction and venue for conducting any legal actions arising under this Agreement 
shall reside in either the Federal District Court or the State of Washington Superior Court, as 
applicable, that is located in the county in which the Lead Agency's primary administrative office 
is located. The Business Account hereby consents to personal jurisdiction and venue in said 
courts and waives any right which it might have to conduct legal actions involving the Agencies 
in other forums.  
 

21.5 Attorneys' Fees and Costs. In the event of litigation between the parties related to this 
Agreement, the Court is authorized to award the substantially prevailing party its costs, fees and 
expenses including reasonable attorney fees to the extent authorized by the Court and permitted 
by applicable law. 
 

21.6 Survival. Sections 4, 5, 10, 15 and 21 shall survive and remain effective notwithstanding any 
termination of this Agreement. 
 

21.7 Use of ORCA name and logos. The Business Account understands and agrees that the "ORCA" 
name and logos are trademarked and that it will not copy or use them and any other trade 
names, trademarks, service marks, logos, domain names, and other distinctive features or 
intellectual property of the Agencies without written permission. The Agencies understand and 
agree the Business Account name and logo may be trademarked and that it will not copy or use 
them and any other trade names, trademarks, service marks, logos, domain names, and other 
distinctive features or intellectual property of the Business Account without written permission. 

 
22.0 SUCCESSORS AND ASSIGNS 
 
This Agreement and all terms, provisions, conditions and covenants hereof shall be binding upon the 
parties hereto, and their respective successors and assigns; provided, however, no Party may assign 
or delegate the duties performed under this Agreement without the written agreement by the Lead 
Agency, the Business Account and the assignee. 
 
23.0 ENTIRE AGREEMENT AND WRITTEN AMENDMENTS 
 
This Agreement constitutes the entire agreement between the Business Account and the Lead Agency, 
on behalf of all Agencies, related to the Business Account's use of and access to ORCA Services (but 
excluding any services which Lead Agency may provide under a separate written agreement), and 
completely replaces and supersedes any prior oral or written representations or agreements in relation 
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to fare media consignment and sales or to ORCA Services. No oral agreements or modifications will be 
binding on the parties and any changes shall be effective only upon a written amendment being signed 
by the parties.  
 
24.0 SEVERABILITY 
 
In the event any provision of this Agreement is determined by a court of competent jurisdiction to be 
unenforceable or invalid, then the meaning of that provision shall be construed, to the extent feasible, 
to render the provision enforceable, and if no feasible interpretation would save such provision, it shall 
be severed from the remainder of the Agreement which shall remain in full force and effect unless the 
provisions that are invalid and unenforceable substantially impair the value of the entire Agreement to 
any party.  
 
25.0 AUTHORITY TO EXECUTE  
 
Each party to this Agreement represents and warrants that: (i) it has the legal power and authority to 
execute and perform this Agreement and to grant the rights and assume its obligations herein; and (ii) 
the person(s) executing this Agreement below on the party’s behalf is/are duly authorized to do so, and 
that the signatures of such person(s) is/are legally sufficient to bind the party hereunder. 
 
26.0 COUNTERPARTS  
 
This Agreement may be executed in two (2) counterparts, each one of which shall be regarded for all 
purposes as one original.  
 
IN WITNESS WHEREOF, the parties hereto, by their duly authorized representatives, have executed 
this Agreement as of the Effective Date. 
 

BUSINESS ACCOUNT 
 
City of Redmond 
 
 
 
BY: \s1\ 

 
Name: Angela Birney 
 
Title: Mayor, City of Redmond 
 
Date: \d1\ 

Lead Transportation Agency 
 
King County Metro 
 
 
 
BY: \s2\ 

 
Name: Dan Rowe 
 
Title: Managing Director, Market Innovation 
 
Date: \d2\ 
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ATTACHMENT 1 
 

ORCA BUSINESS PASSPORT - PRODUCTS, PRICING AND TERMS 
 
Business Account: City of Redmond  
ORCA Business Account ID#: 1282 
Federal Tax ID #: 91-6001492  
Agreement Type: Per-Trip Passport Contract  
Program Term: 8/1/2025 - 7/31/2026 
 
Business Passport Products 

• Valid for full and unlimited rides on: 
o Bus:  King County Metro, Sound Transit, Community Transit, Everett Transit, 

Kitsap Transit, Pierce Transit. 
o Ferry: King County Water Taxi, Kitsap Local Ferries and Fast Ferries. 
o Monorail 
o Seattle Streetcar 
o Rail: Sound Transit Link light rail and Sound Transit Sounder (including Rail Plus 

partnership with Amtrak Cascades). 
o ParaTransit Transportation: King County Metro Access, Kitsap Transit Access, 

Pierce Transit Shuttle. 
• Vanpool: 100.00% monthly fare subsidy on Pierce Transit, King County Metro, 

Community Transit, Kitsap Transit vans. 
• Vanshare: 100.00% monthly subsidy on Pierce Transit, King County Metro, Community 

Transit, Kitsap Transit vans. 

 
Business Passport Pricing 

Product Cost 

Transit E-purse per trip rate 

Cards $ 3.00 each 

Service Fee $ 3,120.00 

Vanpool/Vanshare—
King County Metro 

$ 4,000.00 

Vanpool/Vanshare—
Community Transit 

$ 0.00 

Vanpool/Vanshare—
Kitsap Transit 

$ 0.00 

Vanpool/Vanshare—
Pierce Transit 

$ 0.00 

 
Transit Per Trip Rate 

The Transit Per Trip Rate uses ridership data from the ORCA System to calculate costs.  The 
ORCA System calculates the apportioned value for each boarding based on the E-purse equivalent 
value.  The E-purse equivalent value accounts for transfers as shown below. 

• Single leg trips are apportioned to the transit agency where the boarding took place at 
CEFFV (Cash Equivalent Full Fare Value). 

• Multi-leg trips are apportioned as follows: 
o Apportioned Value = Highest CEFFV among the linked boardings X Weight of Linked 

Trip 
o Weight of Linked Trip = Agency Trip Rate/ Sum of Trip Rates 

• The values are then summed up by Participating Agency and invoiced to the customer. 
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Card Costs 
Card orders can be placed by the customer on the Business Account website. 
Cards cost three dollars ($3.00) each and will be invoiced per payment terms.  

 
Card Logo Permission  

The Business Account hereby grants permission for the Agencies to print the Business Account's 
name and logo on the Business Account's ORCA Business Cards and no further permission is 
required. 
 

Vanpool and Vanshare Service 
The vanpool/vanshare subsidy dollar amounts specified above are based on the estimated usage by 
Eligible Employees of each included Agency’s vanpool/vanshare services. 

• If the vanpool/vanshare dollar amount specified above is less than the amount due for 
actual usage by Eligible Employees for any of the included Agency’s vanpool/vanshare 
services under this Agreement, the provider Agency may invoice the Business Account for 
the additional use. 

• If the Business Account enters into a successor agreement to this Agreement, the difference 
between the specified amount above and the actual amount due to each included Agency 
under this Agreement will be calculated. An overpayment under this Agreement will be 
subtracted from the amount specified in the successor agreement. A deficit under this 
Agreement will be added to the amount specified in the successor agreement, if the 
provider Agency did not submit a supplemental invoice. 

• If this Agreement is terminated or expires without the Business Account entering into a 
successor agreement, the difference between the specified amount above and the actual 
amount due each included Agency under this Agreement will be calculated. An 
overpayment under this Agreement will be credited against any amount still due from the 
Business Account, or reimbursed by the provider Agency if none is still due. A deficit under 
this Agreement shall become immediately due and payable by the Business Account to the 
provider Agency. 

 
Employee Contributions: Employees may contribute up to 50% of the price per eligible employees. 
 
Business Passport Payment Terms 

 
• Transit usage (trips taken on Bus, Ferry, Monorail, Rail, Seattle Streetcar), card orders will be invoiced 

monthly, due net 30 days from receipt of invoice.   

• Service Charge and Vanpool/Vanshare costs will be invoiced in full at the start of the Program Term, due 
net 30 from receipt of invoice.  
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ATTACHMENT 2 
 

DESIGNATED REPRESENTATIVES 
 

 BUSINESS ACCOUNT - Primary LEAD AGENCY – Primary 

Name LaNaya Taylor Jeanne Suleiman 

Title TDM Program Administrator Customer Relationship Manager 

Address 15670 NE 85th St., 
Redmond, WA. 98148 

201 S. Jackson St.,  
Seattle, WA. 98104 

Telephone (425) 556-2482  

E-Mail ltaylor@redmond.gov  jsuleiman@kingcounty.gov  

 BUSINESS ACCOUNT - Secondary LEAD AGENCY – Secondary 

Name Michael Hintze Stacie Khalsa 

Title Transportation Planning Manager Supervisor, Business Passport 

Address 15670 NE 85th St., 
Redmond, WA. 98073 

 

Telephone (425) 556-2900  

E-Mail mhintze@redmond.gov  stacie.khalsa@kingcounty.gov  

 BUSINESS ACCOUNT - Billing 
 

LEAD AGENCY - BILLING 

Name LaNaya Taylor ORCA c/o Central Puget Sound 
Regional Transit 
 

Title TDM Program Administrator  

Address 15670 NE 85th St., 
Redmond, WA. 98148 

LB 1194 

PO Box 35146 

Seattle, WA. 98124-5146 
 

Telephone (425) 556-2482  

E-Mail ltaylor@redmond.gov  finance@myorca.com  
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ATTACHMENT 3 
 

ELIGIBLE BUSINESS CARDHOLDERS 
 
Definition and Number of Eligible Participants 
 

 
Definition of 

Eligible 
Participants 

 

 
 

All employees who work at the City of Redmond 
 
 

 

 
Number of 

Eligible 
Participants 

 

 
500 
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ATTACHMENT 4 
 

SAMPLE - ORCA BUSINESS CARDHOLDER RULES OF USE 
(Business account can customize content for means of communicating with employees.) 

 
As a Business Account Cardholder, I agree to the following: 
 
1. I understand that the ORCA Business Card is owned by the employer that provided it to me and it 

has been provided to me for my personal use only. I agree that I will not sell or transfer my 
assigned ORCA Card to another person. If I violate these terms of use, my ORCA Card may be 
blocked from further use. 
 

2. I will keep my assigned ORCA Business Card secure and in good condition, and I will immediately 
report a lost, stolen, or damaged ORCA Business Card to my company’s Transportation 
Coordinator. I understand an ORCA Business Card will be replaced at the fee charged by my 
company. 
 

3. I will return my assigned ORCA Business Card upon request or when I leave my employment or 
otherwise do not meet the eligibility requirements of my company. If I do not return my ORCA 
Business Card, I understand that it may be blocked for further use. 
 

4. I understand that my ORCA Business Card is valid for the following provided by the listed 
transportation Agencies.  
 
a. 100% of fares on regularly scheduled transportation service on Community Transit, Everett 

Transit, King County Metro, King County Water Taxi, Kitsap Transit and Kitsap Ferries, 
Monorail, Pierce Transit, Sound Transit, and Seattle Streetcar. 
 

b. 100.00% monthly of vanpool and 100.00% monthly vanshare fares on vanpool services 
provided by Community Transit, King County Metro, Kitsap Transit, and Pierce Transit. 

 
5. I understand and will comply with policies of my employer or other institution that provided my 

ORCA Business Card. 
 

6. I understand that the ORCA Business Card is not valid for fare payment on transportation services 
not specified in Section 4 and I am responsible for paying any additional fares required for 
services not covered, or not fully covered, by my assigned ORCA Business Card.  
 

7. I understand that any additional ORCA Products I load onto my assigned ORCA Card will become 
the property of the company that owns my ORCA Business Card and the refund, if any, of such 
products will be made by the company according to its refund policy.  
 

8. I understand in the event any ORCA Products I load onto my assigned ORCA Card must be 
replaced, I am responsible for any fares required during the replacement period. 
 

9. I understand the ORCA system will record data each time I use my assigned ORCA Business 
Card. Data will include the date, time and location of the card when it is presented. I understand 
this data is owned by the transit Agencies and is accessible to the company that owns my ORCA 
Business Card. 
 

10. I understand that the ORCA Card must be “tapped” on a card reader to show proof of fare 
payment or issuance of a valid fare. Merely showing the ORCA Card on a bus, train, ferry or light 
rail vehicle does not constitute proof of fare payment or issuance of a valid fare. I will be subject to 
a fine if the ORCA Card is not "tapped," and I understand I will be personally responsible for any 
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fines that may be imposed. 
 

11. I understand that for the correct fare to be recorded, I must “tap” off on a card reader when exiting 
some transit systems. For example, I must "tap" off when exiting from a Sounder train or Link light 
rail. 
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ATTACHMENT 5 
 

ORCA BUSINESS ACCOUNT SECURITY STANDARDS 
 

1.0 Application Security 
 

1.1 At the time the Business Account enters into the ORCA program a unique password will be used 
by each Business Account authorized to enable access to myORCA.com.  
 

1.2 The Business Account shall use a strong password that meets the following criteria: 
 
a. Length - At least eight (8) characters in length or the maximum length permitted by the ORCA 

system, whichever is shorter. 
 

b. Elements - Contains one each of at least one character from each of the following four (4) 
groups: 
1. English upper case letters (A, B, C...) 
2. English lower case letters (a, b, c...) 
3. Westernized Arabic numbers: 0, 1, 2...9 
4. Special characters: #%&$*!@^()[]{}<>\|?/'"+=., 
 

1.3 The Business Account shall restrict access to the myORCA.com website by providing its user 
id and password to only the employee(s) who have a business "need to know" and who are 
authorized by the Business Account as "system user(s)". If the password is updated for reasons 
listed in (a) or (b), then the security questions for that same account shall be updated as well. 
 

1.4 Access to the myORCA.com website is restricted to the purpose of authorized administrative 
support for the ORCA Business Account program 
 

1.5 The Business Account's password shall be changed at least quarterly but also immediately upon 
(a) a system user leaving the Business Account's employment or otherwise losing his/her status 
as an authorized user; and (b) the Business Account learning that the password has been 
obtained by unauthorized persons or entities. 
 

1.6 The Business Account’s Primary Contact will review security policies and guidelines with system 
users at least quarterly. 
 

2.0 Physical Security 
 

2.1 The Business Account shall require system users, when not at their workstations, to log off the 
myORCA.com website, or lock their screen using a password protected screen-saver in order 
to prevent unauthorized access.    
 

2.2 ORCA card stock shall be kept in a secure/locked location with access limited to those 
administering the program. 
 

2.3 The Business Account shall require its employees to keep printed reports containing account 
information in a secure location. 
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3.0 Incident Management 
 

3.1 The Business Account shall report any security incident or suspected incident immediately to 
the Lead Agency. Examples of possible security incidents would be: introduction of computer 
viruses, unauthorized transactions or blocked cards, or lost or stolen card stock. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-098
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Planning and Community Development Carol Helland 425-556-2107

DEPARTMENT STAFF:

Planning and Community Development Lauren Alpert Senior Planner

Planning and Community Development Beckye Frey Principal Planner

Planning and Community Development Jeff Churchill Long Range Planning Manager

Planning and Community Development Seraphie Allen Deputy Director

TITLE:
Adoption of a Resolution Authorizing Application for Countywide Center Certifications

a. Resolution No. 1606: A Resolution of the City of Redmond, Washington, Authorizing Countywide Growth Center

Applications to King County for a Countywide Growth Center in Marymoor Village and a Countywide Industrial

Center in Southeast Redmond

OVERVIEW STATEMENT:
Staff recommends that the Council adopt a resolution authorizing the application for a Countywide Growth Center in
Marymoor Village and a Countywide Manufacturing/Industrial Center in Southeast Redmond to implement the
Redmond 2050 Comprehensive Plan. King County certifies these centers as places that play important roles in
accommodating planned growth and supports funding be directed to these areas. City Council authorization is required
by King County as part of the certification process.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Redmond 2050 establishes the countywide Southeast Redmond Manufacturing and Industrial Center (SE-MIC)
and a countywide Growth Center in Marymoor Village.

· Required:
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King County requires City Council authorization in its centers designation framework.

· Council Request:
N/A

· Other Key Facts: N/A
N/A

OUTCOMES:
This resolution authorizes submittal of applications for certification. After adoption of the resolution, staff will submit
application materials for review by King County.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
Outreach was a part of Redmond 2050.

· Outreach Methods and Results:
Redmond 2050 outreach methods have included:

· Redmond 2050 Website

· Digital City Hall Lobby

· Let’s Connect questionnaires, idea boards, and other tools

· Press releases and Social media

· Short videos and posting of recordings of workshops

· Yard signs and Posters

· Utility Bill inserts

· Email newsletters to multiple City lists and partner organizations

· Hiring of Eastside for All for intensive, focused community engagement

· Stakeholder input and Focus group meetings

· Hybrid and remote workshops, interviews, and office hours

· Tabling at community events

· Pop-up events in community spaces and workplaces

· Translation of selected materials

· Community Advisory Committee input

· Technical Advisory Committee input

· Planning Commission public hearings

· Human Services Commission meetings

· Other boards & Commissions meetings

· Mailed property owner notifications

Engagement summaries are available at redmond.gov/1495 <http://www.redmond.gov/1495>.

· Feedback Summary:
Community feedback over the last four years has resulted in a plan that emphasizes equity and inclusion,
sustainability, and resilience across all elements of the plan, including plans for our centers. The community is
concerned about preserving manufacturing and industrial jobs and business displacement.

BUDGET IMPACT:
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Total Cost: $5,350,743 is the total value of the Community/Economic Development offer. Staff time devoted to this work
is funded through that offer.

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A

Budget Offer Number:
0000304 - Community/Economic Development

Budget Priority:
Vibrant and Connected

Other budget impacts or additional costs: ☐  Yes ☒  No ☐  N/A
If yes, explain:

Funding source(s): General fund.

Budget/Funding Constraints:
N/A.

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/03/2025 Committee of the Whole - Planning and Public Works Provide Direction

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
Countywide Certification Applications are due October 1, 2025

ANTICIPATED RESULT IF NOT APPROVED: The applications for countywide center certifications will be incomplete.
N/A

ATTACHMENTS:
Attachment A: Resolution Authorizing Application for Countywide Centers
Attachment B: Redmond 2050 Countywide Centers
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Page 1 of 3  Resolution No. _____ 

AM No. _____ 

 

NON-CODE                            

         

 REDMOND CITY COUNCIL  

 RESOLUTION NO. ____  

 

A RESOLUTION OF THE CITY OF REDMOND, 

WASHINGTON, AUTHORIZING COUNTYWIDE GROWTH 

CENTER APPLICATIONS TO KING COUNTY FOR A 

COUNTYWIDE GROWTH CENTER IN MARYMOOR VILLAGE 

AND A COUNTYWIDE INDUSTRIAL CENTER IN 

SOUTHEAST REDMOND  

  

 

WHEREAS, King County and cities in King County ratified King 

County Ordinance 19834 amending the King County Countywide 

Planning Policies in 2021-2022 to include polices and criteria for 

countywide centers; and 

WHEREAS, the King County Growth Management Planning Council 

(GMPC) adopted GMPC Motion 21-3 on December 1, 2021, designating 

a list of Candidate Countywide Centers; and 

WHEREAS, King County and cities in King County ratified King 

County Ordinance 19871 in 2024-2025 to establish planning 

expectations for countywide centers; and  

WHEREAS, The City of Redmond approved the Redmond 2050 

Comprehensive Plan on November 19, 2024 (Ord. No. 3181), 

establishing the intent to create a countywide manufacturing and 

industrial center in Southeast Redmond and a countywide growth 

center in Marymoor Village; and  

WHEREAS, the Redmond 2050 Plan includes Policy SE-4, that 

states, “Establish a countywide industrial and manufacturing 
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center to encourage growth of manufacturing and industrial uses 

and protect them from pressure to convert to housing and other 

uses…”; and  

WHEREAS, The Redmond 2050 plan includes Policy FW-MV-2, that 

states “Support Marymoor Village as a Countywide Growth Center, 

with a focus on equitable and inclusive transit-oriented 

development with housing, employment, and service opportunities 

that form and respects the history of the area and constraints of 

the land and is supportive of the city’s social and sustainability 

goals.” 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, HEREBY RESOLVES AS FOLLOWS: 

Section 1. The City Council authorizes the application for a 

countywide growth center in Marymoor Village and authorizes the 

application for a countywide manufacturing and industrial center 

in Southeast Redmond.  
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ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    

        CITY OF REDMOND 

 

 

 

             

        ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:       

RESOLUTION NO. 
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Community Development and Design – Adoption  

Marymoor Village Center 
Vision Statement 
The Marymoor Village Countywide Growth 
Center (Marymoor Village) is home to a wide 
variety of service, manufacturing, educational, 
cultural, and residential uses in medium-density 
transit-oriented development.  

In 2050, Marymoor Village has developed into 
the first inclusively designed neighborhood in 
Redmond, with universal design and accessibility 
at the forefront of the design considerations for 
homes, buildings, sites, blocks, and public 
spaces. It has developed to be comfortable for a 
neurodiverse community and people of all ages and abilities. New developments include housing 
units that exceed accessibility standards and specifically set aside some housing for individuals 
with intellectual or developmental disabilities (IDD housing) under the state’s Developmental 
Disabilities Administration IDD program.  

Marymoor Village is a low-lying area close to Bear Creek and Lake Sammamish, and connects 
directly with Marymoor Park, creating opportunities to embrace the natural environment. The 
connection to the Sammamish Valley runs deep for area Tribes, including the Muckleshoot, 
Snoqualmie, Stillaguamish, and Suquamish Tribes. This land is the place of their home and family 
from time immemorial and have shared the sentiment that “we have never left, we are still here.” 
Elements such as public art, architectural elements, interactive landscaping, and signage, honor the 
special connection that local tribes have with Bear Creek, Lake Sammamish, and the lands 
surrounding them. By integrating that connection into the design and placemaking features of the 
neighborhood, such as plentiful street trees and natural vegetation, it both celebrates the 
importance of this area and provides for a unique sense of place.  

Community members enjoy excellent access to Marymoor Park and to a light rail system that 
connects them to the region, and signage and wayfinding throughout Marymoor Village is 
designed to be inclusive for people with disabilities, language barriers, and children.  
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Policies  

FW-MV-1 Support the transition of Marymoor Village to a complete neighborhood 
through incremental redevelopment, anti-displacement, and adaptive 
reuse provisions. 

MV-1 Support land use and zoning choices that continue economic vitality of existing 
uses while the area transitions and allows the reasonable expansion, 
modification, and re-leasing of existing manufacturing properties over their 
useful economic lives. 

MV-2 Reserve land and maintain policies that allows for light manufacturing and 
related uses in Marymoor Village. 

MV-3 Support business growth and adaptive reuse of structures in this subarea by 
implementing zoning that emphasizes building form and performance 
standards over use standards.  

MV-4 Consider development incentives that encourage the transition to a mixed-use 
center; meet community needs related to equity and inclusion, sustainability, 
and resiliency; and address displacement. 

 

FW-MV-2 Support Marymoor Village as a Countywide Growth Center, with a focus 
on equitable and inclusive transit-oriented development with housing, 
employment, and services opportunities in a form that respects the 
history of the area and constraints of the land and is supportive of the 
city’s social and sustainability goals. 

MV-5 Leverage the investment in light rail to create a walkable subarea with ample 
connections to Marymoor Park, local and regional transit, and the rest of the 
neighborhood. 

MV-6 Improve wayfinding to key nearby destinations such as Marymoor Park, the 
light rail station, East Lake Sammamish Trail, and the Redmond Central 
Connector. Ensure wayfinding addresses the needs for all ages and abilities 
and considers the needs of non-English speakers. 

MV-7 Integrate the importance of this area to our local Tribes in placemaking efforts 
as one of the ways that makes this neighborhood look and feel unique. 
Consider incentivizing or incorporating design guidelines that feature art and 
architecture, interpretive areas and signage, and uses and spaces that reflect 
the importance of this area to local tribes. 

MV-8 Design new structures adjacent to Marymoor Park to take advantage of the 
park as an amenity and create synergy between the park and adjacent 
development. Transitions, access, and views to the park should be encouraged 
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through methods such as creating connections into the park, placing common 
areas near the park, and facing windows onto the park. 

MV-9 Explore partnership opportunities with King County for park, recreation, and 
utility improvements when such improvements would be mutually beneficial. 

MV-10 Focus employment growth in a mixed-use context nearest the light rail station 
and along Redmond Way. Focus residential growth near Marymoor Park. 

MV-11 Retain general retail uses along Redmond Way to serve both local and 
regional users while allowing additional housing. 

 

 

 

Note: Zoning Districts adopted through the City of Redmond Official Zoning Atlas. The map provided here is for reference only 
and may not reflect the most current zoning. Refer to the Official Zoning Atlas for current zoning information.  
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Southeast Redmond Manufacturing and 
Industrial Center (SE-MIC) 
Introduction  
Redmond’s manufacturing and industrial land uses 
and jobs are geographically concentrated in 
Southeast Redmond.  

Industry and manufacturing have been rooted in 
Southeast Redmond around the Cadman Quarry. This 
longtime cement businesses began in 1936 and 
started supplying concrete aggregates to local 
farmers, timber crews, and the occasional road 
project. Cadman played a role as a supplier of 
concrete and materials for Nintendo, Microsoft 
campus, and state route 520. As Redmond grew so 
did Cadman.  

The industrial and manufacturing economy has 
changed globally. Redmond has evolved from the 
days of concrete trucks being blocked by farm animals 
on Union Hill Road to a hub of technology-driven manufacturing and related businesses. Today, 
businesses in the SE-MIC include advanced technology research, aerospace, and warehouse 
space. 

Redmond’s Manufacturing Park and Industrial zones are facing increasing pressure to redevelop as 
Redmond grows. The Puget Sound Regional Council identified in 2022 that the supply of industrial 
lands is a significant concern. The countywide industrial growth center designation will support 
regional policies to protect industrial zoning from encroachment and provide a diverse economic 
base that supports living wage jobs. Redmond’s drinking water aquifer lies just a few feet beneath 
this ground. The polices for the SE-MIC support light industrial and manufacturing land uses and 
jobs that are appropriate to the Critical Aquifer Recharge Areas, protecting the aquifer, drinking 
water, and reflecting community values. 

Policies  
 

FW-SE-1 Protect light industrial and manufacturing uses in Southeast Redmond.  

The following polices are aimed to protect manufacturing and industrial uses in Southeast 
Redmond and mitigate the impact of these uses on critical areas.  There has been an increasing 
focus on supporting green businesses, especially in this area. 
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SE-1 Encourage manufacturing, research and development, distribution, light 
industrial uses, and complementary uses. Restrict incompatible uses in this 
area, such as housing, general retail, and uses that jeopardize the critical 
aquifer recharge area (CARA). 

SE-2 Ensure all allowed uses follow CARA guidelines, protect natural resources, and 
mitigate air quality issues.  

SE-3 Support the SE-MIC as a significant jobs location in the following ways: 

• Support partnerships with business and community organizations ; 
• Support business recruitment and marketing efforts to attract businesses in 

industries appropriate to the center designation, including advance 
manufacturing. 

SE-4 Establish a countywide industrial and manufacturing center to encourage the 
growth of manufacturing and industrial uses and protect them from pressure to 
convert to housing and other uses. Update the neighborhood plan to support 
this center. 

 

FW-SE-2 Maintain and expand infrastructure to serve the Southeast Redmond 
Manufacturing and Industrial Center.   

Manufacturing and industrial centers need infrastructure to support the movement of goods. It is 
important to ensure safe movement in and around the area for those using active and accessible 
transportation. The polices set the direction to maintain safety and mobility in the SE Redmond 
MIC. 

SE-5 Provide a variety of mobility choices and connections within this subarea 
including nonmotorized connections to the Bear-Evans Creek Trail system and 
multimodal routes to the north and west to provide a grid-based travel 
network. 

SE-6 Design north-south streets to avoid creating direct visual corridors from low-
intensity to high-intensity areas. 

SE-7 Plan for and design the 192nd Avenue NE corridor between NE 68th Street 
and Union Hill Road to create safe, comfortable, and efficient transportation for 
all users including nonmotorized and heavy vehicles for industrial uses. 

• Design the corridor to serve adjacent land uses, from residential uses in the south 
to industrial uses in the north. 

• Discourage commercial traffic from entering residential areas. 
• Emphasize east-west nonmotorized and multimodal connections along the length 

of 192nd Avenue NE to promote walking and bicycling and to provide connections 
to regional trails and to high-capacity transit services. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-099
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Planning and Community Development Carol Helland 425-556-2107

DEPARTMENT STAFF:

Planning and Community Development Seraphie Allen Deputy Director

Planning and Community Development Jeff Churchill Long Range Planning Manager

Planning and Community Development Kimberly Dietz Principal Planner

Planning and Community Development Beckye Frey Principal Planner

Planning and Community Development Lauren Alpert Senior Planner

Planning and Community Development Odra Cárdenas Senior Planner

Planning and Community Development Ian Lefcourte Senior Planner

TITLE:
Adoption of Ordinances and a Resolution to Conclude Work on the Redmond 2050: 2025 Code Package, 2025 Housing

Amendments, and Downtown Redmond Center Plan

a. Ordinance No. 3217: An Ordinance of the City of Redmond, Washington, Amending Chapter 3.10 of the

Redmond Municipal Code to Correct Inadvertent Deletions and Make Minor Edits to Improve Clarity, Providing

for Severability, and Establishing an Effective Date

b. Ordinance No. 3218: An Ordinance of the City of Redmond, Washington, Amending Chapter 3.38 of the

Redmond Municipal Code to Implement Redmond 2050, the Periodic Update of the Comprehensive Plan,

Providing for Severability, and Establishing an Effective Date

c. Ordinance No. 3219: An Ordinance of the City of Redmond, Washington, Amending Chapter 7.04 of the

Redmond Municipal Code to Account for New Zoning Designations Created as Part of the Redmond 2050

Comprehensive Plan Update, Updating Code References, Providing for Severability, and Establishing an Effective

Date

d. Ordinance No. 3220: An Ordinance of the City of Redmond, Washington, Amending Title 21 of the Redmond

Municipal Code, Known as the Redmond Zoning Code, to Implement Redmond 2050, the Periodic Update of the

Redmond Comprehensive Plan, Providing for Severability, and Establishing an Effective Date

e. Ordinance No. 3221: An Ordinance of the City of Redmond, Washington, Adopting the Downtown Redmond
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Center Plan, Providing for Severability, and Establishing an Effective Date

f. Resolution No. 1607: A Resolution of the City of Redmond, Washington, Updating the Affordable Housing

Payment-In-Lieu Schedule for the Neighborhood Residential Zone Pursuant to Chapter 21.20 of the Redmond

Zoning Code and Establishing an Effective Date

OVERVIEW STATEMENT:
Staff recommends that the Council adopt ordinances and a resolution to conclude work on the Redmond 2050: 2025
Code Package, 2025 Housing Amendments, and Downtown Redmond Center Plan. The following ordinances and
resolutions are attached:

· Attachment A: Ordinance amending RMC 3.10, Impact Fees

· Attachment B: Ordinance amending RMC 3.38, Multifamily Housing Property Tax Exemption

· Attachment C: Ordinance amending RMC 7.04, Animal Control

· Attachment D: Ordinance amending the Redmond Zoning Code

· Attachment E: Ordinance adopting the Downtown Redmond Center Plan

· Attachment F: Resolution amending the Affordable Housing Payment In Lieu Schedule for the Neighborhood
Residential Zone

Staff is also including a table of minor changes that have occurred since the Planning Commission’s recommendation
(Attachment G) and an updated issues matrix (Attachment H). The following resources are also available and were sent
by email to Councilmembers in April:

· Planning Commission Report for 2025 Code Package Part 3, Design Standards
<https://www.redmond.gov/DocumentCenter/View/37391/2025_04-23---Redmond-2050---2025-Code-Pkg-Part-
 and Report Appendices <https://www.redmond.gov/DocumentCenter/View/37392/2025_04-23---Redmond-
2050---2025-Code-Pkg-Part-3---Design-Standards---PC-Report-Appendicies>.

· Planning Commission Report for 2025 Housing Amendments and Report Appendices
<https://www.redmond.gov/DocumentCenter/View/37407/2025-Housing-Amendments---PC-Report-and-
.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Design Standards: Comprehensive Plan policies CD-1 and CD-4 concerning adoption of design standards that
incorporate universal design principles, CD-2 concerning meeting the needs of all community members, CD-6
concerning design review standards and processes, CD-7 and CD-8 concerning the purpose and objectives of
design standards, and CD-10 concerning Americans with Disabilities Act (ADA) standards.

Housing: Comprehensive Plan policies HO-7 and HO-14 concerning removing regulatory barriers to housing
diversity, promoting a broad range of housing types, and expanding capacity for middle housing. The
amendments support the residential zoning consolidation of LU-24.

· Required:
Design standards must be updated to align with RCW 36.70A.630 requirements for ascertainable, clear, and
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Design standards must be updated to align with RCW 36.70A.630 requirements for ascertainable, clear, and
objective standards.
Housing regulations must be updated to align with two recently-adopted state laws.

· Council Request:
N/A

· Other Key Facts:
N/A

OUTCOMES:
Adopting updates to design standards in June will align design standards with updated Comprehensive Plan policies,
ensure consistency with state law, and set the stage for additional work in 2025-26 as approved in the biennial budget.

Adopting the housing amendments will further align residential regulations with updated Comprehensive plan policies,
comply with state law, improve clarity of code, streamline development, and reduce barriers to the development of
middle housing.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
Community outreach and involvement on the policies that underpin updated design standards and residential
regulations occurred over multiple years as part of Redmond 2050. Community and stakeholder involvement in
the standards themselves is occurring in Q1 and Q2 2025.

· Outreach Methods and Results:
Monthly Redmond 2050 Technical Advisory Committee meetings, a community workshop on Feb. 4, 2025, and
Planning Commission public hearings and study sessions.

· Feedback Summary:
o These code amendments are highly anticipated.

o Community members and stakeholders are looking forward to the additional flexibility and creativity

that the amendments would allow.
o Stakeholders identified areas where additional clarity or flexibility is desired.

o Stakeholders had questions about how design standards relate to the green building program, incentive

program, and other parts of the code.
o The Planning Commission desired a clear pathway for iconic buildings to be reviewed and approved.

o Stakeholders appreciated the reduction of barriers to middle housing, and noted existing transportation

requirements that inhibit middle housing.
o Stakeholders appreciated the improved clarity.

BUDGET IMPACT:

Total Cost:
$5,350,743 is the total value of the Community and Economic Development offer, which includes the staff time devoted
to this work.

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A

Budget Offer Number:
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0000304 - Community and Economic Development

Budget Priority:
Vibrant and Connected

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
General Fund

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

11/19/2024 Business Meeting Approve

4/1/2025 Committee of the Whole - Planning and Public Works Receive Information

4/22/2025 Committee of the Whole - Parks and Environmental

Sustainability

Provide Direction

5/13/2025 Study Session Provide Direction

6/3/2025 Committee of the Whole - Planning and Public Works Provide Direction

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
Local jurisdictions must comply with the ascertainability, clarity, and objectivity standards in RCW 36.70A.630 by June
30, 2025.

Local jurisdictions must comply with two recently-adopted provisions of state law - RCW 35A.21.440 concerning
conversion of existing buildings for residential use, and RCW 36.70A.535 concerning co-Living residential uses - by
December 31, 2025.

ANTICIPATED RESULT IF NOT APPROVED:
If not approved, the Redmond Zoning Code will not continue to advance Redmond 2050 policies or be consistent with
state law.
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ATTACHMENTS:
Attachment A: Ordinance amending RMC 3.10, Impact Fees
Attachment B: Ordinance amending RMC 3.38, Multifamily Housing Property Tax Exemption
Attachment C: Ordinance amending RMC 7.04, Animal Control
Attachment D: Ordinance amending the Redmond Zoning Code

Exhibits 1-31: Repealed and Amended Chapters of the Redmond Zoning Code
Attachment E: Ordinance adopting the Downtown Redmond Center Plan

Exhibit 1: Downtown Redmond Center Plan
Attachment F: Resolution amending the Affordable Housing Payment In Lieu Schedule for the Neighborhood Residential
Zone
Attachment G: Changes since Planning Commission Recommendation
Attachment H: Council Discussion Topics
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CODE                            

 

 REDMOND CITY COUNCIL  

 ORDINANCE NO. ____  

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, AMENDING CHAPTER 3.10 OF THE 

REDMOND MUNICIPAL CODE TO CORRECT INADVERTENT 

DELETIONS AND MAKE MINOR EDITS TO IMPROVE 

CLARITY, PROVIDING FOR SEVERABILITY, AND 

ESTABLISHING AN EFFECTIVE DATE 

  

 
WHEREAS, the City adopted a funding-constrained 

Transportation Facilities Plan on November 19, 2024 (Ord. No. 3181) 

as part of the Redmond 2050 periodic update of the comprehensive 

plan and subsequently re-adopted it on March 18, 2025 (Ord. No. 

3209) to correct inadvertent omissions; and 

WHEREAS, the City amended RMC Chapter 3.10 concerning impact 

fees on November 19, 2024 (Ord. No. 3187), to reflect the updated 

Transportation Facilities Plan; and 

WHEREAS, the purpose of updating RMC Chapter 3.10 is to 

correct the inadvertent deletion of impact fee indexing authority 

for transportation impact fees and make other minor improvements 

for clarity and consistency; and 

WHEREAS, on October 12, 2020, the City of Redmond issued 

determination of significance for Redmond 2050 under the State 

Environmental Policy Act; and 

WHEREAS, the City of Redmond issued a Draft Environmental 

Impact Statement (EIS) on June 16, 2022, a Supplemental Draft EIS 
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on September 20, 2023, and a Final EIS on December 15, 2023, for 

Redmond 2050; and 

WHEREAS, between April 22, 2025, and June 3, 2025, the City 

Council received committee briefings on this topic; and 

WHEREAS, having considered the recommendations and community 

input, the City Council desires amend RMC Chapter 3.10 concerning 

impact fees. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DOES ORDAIN AS FOLLOWS: 

Section 1. Classification.  This is a code ordinance. 

Section 2. RMC 3.10.080 Calculation of park, fire, and 

school impact fees using adopted impact fee schedules, amended.  

RMC 3.10.080 Calculation of park, fire, and school impact fees 

using adopted impact fee schedules, is hereby amended to read 

as follows: 

3.10.080 Calculation of park, fire, and school impact fees 

using adopted impact fee schedules. 

A.  Method of Calculation. All park, fire, and school 

impact fees shall be calculated using the schedules set forth 

in this section, except where an independent fee calculation 

study has been prepared and approved as provided in RMC 

3.10.120. 
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1.  When using the impact fee schedules set forth 

in this section, the park, fire, and school impact fees shall 

be calculated by using the following formula: 

Number of units 

of each use 
x 

Impact Fee 

Amount for a 

facility type 

= 

Amount of Impact 

Fee that shall be 

paid for that 

facility type 

2.  The number of units of each use determined as 

follows: (i) for residential uses it is the number of housing 

units for which a building permit application has been made 

and (ii) for office, retail, or manufacturing uses it is the 

gross floor area of building(s) to be used for each use 

expressed in square feet divided by 1,000 square feet. If 

uses other than parking vehicles which do not constitute a 

stock in trade and uses accessory to residences will take 

place outside of buildings, the calculations shall include 

the land area on which these uses will take place. 

3.  Using the formula in subsection A(1) of this 

section, park, fire, and school impact fees shall be 

calculated separately for each use and each facility type. 

The total impact fees that shall be paid for any development 

are the sum of these calculations. 

4.  If a development activity will include more 

than one use in a building or site, then the fee shall be 
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determined using the above schedule by apportioning the space 

committed to the various uses specified on the schedule. 

5.  If the type of use or development activity is 

not specified on the impact fee schedules in this section, 

the Administrator shall use the park, fire, or school impact 

fee applicable to the most comparable type of land use on the 

fee schedules. The Administrator shall be guided in the 

selection of a comparable type by the most recent North 

American Industry Classification System (NAICS) edition and 

the Redmond Zoning Code. If the Administrator determines that 

there is no comparable type of land use on the above fee 

schedule, then the Administrator shall determine the proper 

fee by considering demographic or other documentation which 

is available from state, local, and regional authorities. 

6.  In the case of a change in use, development 

activity, redevelopment, or expansion or modification of an 

existing use, the park, fire, or school impact fee shall be 

based upon the net positive increase in the impact fee for 

the new development activity as compared to the previous 

development activity. The Administrator shall be guided in 

this determination by the sources and agencies listed above. 

B.  Fire Impact Fee Schedule. The following fire impact 

fees shall be paid for each unit of use or development: 
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FIRE IMPACT FEES  

Land Use Units 

Impact Fee That 

Shall Be Paid per 

Unit 

Single-family 

residences 

1 housing unit $148.78 

Mobile homes and 

detached single-

family manufactured 

homes 

1 housing unit $177.71 

Multifamily 

residences 

1 housing unit $251.30 

Residential suites 1 residential suite $125.66 

Offices 1,000 square feet of 

gross floor area 

$208.06 

Retail trade 1,000 square feet of 

gross floor area 

$239.84 

Manufacturing 1,000 square feet of 

gross floor area 

$24.57 

[NOTE 1: LAND USES ARE DEFINED IN RMC 3.10.030, DEFINITIONS. 

AMENDMENTS TO THIS FEE SCHEDULE SHALL BE ADOPTED BY THE CITY 

COUNCIL BY ORDINANCE.] 

1. Amendments to this fee schedule shall be adopted 

by the City Council by ordinance. 

[NOTE 2:] 2. Fire impact fees may be indexed to 

allow for a fee adjustment each January 1. The January 1 

adjustment to the fire impact fees shall be determined by 
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calculating changes in the Consumer Price Index over the 

three consecutive 12-month September 1 to August 31 time 

periods immediately prior to January 1, or the closest three 

consecutive 12-month time periods immediately prior to 

January 1. 

C.  Park Impact Fee Schedule. The following park 

impact fees shall be paid for each unit of use or 

development: 

PARK IMPACT FEES  

Land Use Units 

Impact Fee That 

Shall Be Paid per 

Unit 

Single-family 

residences (including 

mobile homes and 

detached single-

family manufactured 

homes) 

1 housing unit $6,778.37 

Multifamily 

residences 

1 housing unit $4,705.68 

Residential suites 1 residential suite $2,557.60 

Offices 1,000 square feet of 

gross floor area 

$1,836.15 

Retail trade 1,000 square feet of 

gross floor area 

$814.59 

Manufacturing 1,000 square feet of 

gross floor area 

$826.41 
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[NOTE 1: LAND USES ARE DEFINED IN RMC 3.10.030, DEFINITIONS. 

AMENDMENTS TO THIS FEE SCHEDULE SHALL BE ADOPTED BY THE CITY 

COUNCIL BY ORDINANCE.] 

1. Amendments to this fee schedule shall be adopted 

by the City Council by ordinance. 

[NOTE 2:] 2. Park impact fees may be indexed to 

allow for a fee adjustment each January 1. The January 1 

adjustment to the park impact fees shall be determined by 

calculating changes in the average of the Building Cost Index 

and the Construction Cost Index (published by the Engineering 

News Record) over the three consecutive 12-month September 1 

to August 31 time periods immediately prior to January 1, or 

the closest three consecutive 12-month time periods 

immediately prior to January 1. 

D.  School Impact Fees. The following school impact fees 

shall be paid for each unit of use or development; provided, 

that such impact fees shall be imposed only so long as the 

City of Redmond and the Lake Washington School District remain 

parties to an interlocal agreement under which the City agrees 

to impose such fees. If the interlocal agreement is terminated 

for any reason, the City shall no longer collect school impact 

fees under this section. 
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School impact fees shall be based on the Lake Washington School 

District’s (LWSD) most recent Six-Year Capital Facility Plan 

(CFP) as set forth below: 

SCHOOL IMPACT FEES  

Land Use Units 
Impact Fee 

Basis 

Impact Fee That 

Shall Be Paid 

per Unit 

Single-family 

residences 

(including 

mobile homes 

and detached 

single-family 

manufactured 

homes) 

1 housing unit 2024-2029 LWSD 

CFP approved on 

6/24/24 

$5,972.00  

 

Multifamily 

residences 

1 housing unit 2024-2029 LWSD 

CFP approved on 

6/24/24 

$0.00 

Note: School impact fee rates for January 1, 2013, and each subsequent 

January 1, may be updated to 100 percent of the rates set in the most 

recent Lake Washington School District CFP, as determined by the City 

Council by ordinance. 

 

Section 3. RMC 3.10.100 Calculation of transportation 

impact fees using adopted impact fee schedule, amended.  RMC 

3.10.100 Calculation of transportation impact fees using adopted 

impact fee schedule, is hereby amended to read as follows: 
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3.10.100 Calculation of transportation impact fees using 

adopted impact fee schedule. 

A.  Purpose. The City uses transportation impact fees 

from new development to fund a portion of the Transportation 

Facility Plan (TFP) consistent with the goals and policies of 

the Redmond Comprehensive Plan. The transportation 

improvements in the TFP are intended to maintain, provide, 

and improve mobility in Redmond. 

B.  Method of Calculation. All transportation impact 

fees shall be calculated using the schedule set forth in 

subsection C, except where an independent fee calculation 

study has been prepared and approved as provided in RMC 

3.10.120. 

1.  If a development permit is requested for a 

mixed-use development, the fee shall be determined by 

apportioning the space committed to uses specified on the 

applicable schedule. 

2.  For applications for a development permit 

approval extension, the amount of the fee is the net positive 

difference between the fee currently applicable, and the fee 

applicable at the time of original permit application, 

pursuant to this section. If the extension is for a 

development permit originally issued prior to the effective 
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date of this section, the fee currently applicable shall be 

collected. 

3.  For applications for a change of use in an 

existing development where there is no increase in building 

or developed area (i.e., no increase in the gross floor area 

or gross leasable area as applicable), and which requires the 

issuance of a development permit, the applicant shall receive 

a credit for the existing development as provided in RMC 

3.10.130. 

4.  For applications for redevelopment or 

modification of an existing development, the applicant shall 

receive a credit for the existing development as provided in 

RMC 3.10.130 and shall pay impact fees on the additional floor 

area or additional dwelling units as provided in that section. 

5.  If the type of development activity proposed in 

a development application is not specified on the applicable 

fee schedule, the Administrator shall use the fee applicable 

to the most nearly comparable type(s) of land use on the fee 

schedule. The Administrator shall be guided in this selection 

by the most appropriate technical and professional data. If 

the Administrator determines that there is no comparable type 

of land use on the applicable fee schedule, the Administrator 

shall determine the fee by: 
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a.  Using person trip generation data provided 

by City staff, the developer, and data contained in the most 

recent edition of Trip Generation, published by the Institute 

of Transportation Engineers; and 

b.  Applying the formula set forth in 

subsection B.1 of this section. 

C.  Transportation Impact Fee Schedule. The following 

transportation impact fees shall be paid for each unit of use 

or development: 

Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Residential 

Single-Family – Detached per DU $10,022.14 $7,604.20 

Middle Housing4 per DU $5,757.40 $4,368.37 

4+ Story 

Multi/Townhome/Condo 

per DU $4,158.12 $3,154.93 

10+ Story 

Multi/Townhome/Condo 

per DU $3,411.79 $2,588.66 

Single Room Occupancy per DU $2,238.99 $1,698.81 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Retirement Community per DU $3,198.56 $2,426.87 

Congregate Care/Assisted 

Living 

per DU $1,919.13 $1,456.12 

Education 

Elementary School students $1,185.89 $899.78 

Middle/Junior High 

School 

students $1,111.77 $843.55 

High School students $1,037.66 $787.31 

Day Care Center5 per 1,000 

square 

feet 

$10,302.44 $7,816.87 

Institutional 

Church per 1,000 

square 

feet 

$4,539.74 $3,444.48 

Nursing Home per bed $1,056.69 $801.75 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Industrial 

Light 

Industrial/Manufacturing 

per 1,000 

square 

feet 

$5,519.16 $4,187.61 

Industrial Park per 1,000 

square 

feet 

$2,700.02 $2,048.61 

Mini-Warehouse/Storage per 1,000 

square 

feet 

$1,191.19 $903.80 

Warehousing per 1,000 

square 

feet 

$1,429.42 $1,084.56 

Medical 

Hospital per 1,000 

square 

feet 

$7,967.71 $6,045.42 

Office per 1,000 square feet 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Medical/Dental Office per 1,000 

square 

feet 

$35,254.69 $26,749.15 

General Office (10k – 

100k) 

per 1,000 

square 

feet 

$17,851.61 $13,544.73 

General Office (100k – 

200k) 

per 1,000 

square 

feet 

$15,698.66 $11,911.20 

General Office (200k – 

300k) 

per 1,000 

square 

feet 

$12,917.75 $9,801.21 

General Office (300k) per 1,000 

square 

feet 

$10,944.21 $8,303.81 

Single Tenant Office per 1,000 

square 

feet 

$15,788.36 $11,979.26 

Recreation per 1,000 square feet 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Golf Course per 1,000 

square 

feet 

$20,059.90 $15,220.25 

Bowling Alley per 1,000 

square 

feet 

$7,996.39 $6,067.18 

Movie Theater per 1,000 

square 

feet 

$37,500.30 $28,452.98 

Health Fitness Club per 1,000 

square 

feet 

$23,782.36 $18,044.63 

Recreational Community 

Center 

per 1,000 

square 

feet 

$17,233.59 $13,075.82 

Retail – Automotive 

Gasoline/Service Station per VSP $48,583.11 $36,861.95 

Gas Station 

w/Convenience Market 

per VSP $64,335.07 $48,813.59 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Self-Serve Car Wash per stall $33,097.69 $25,112.54 

Auto Sales (New/Used) per 1,000 

square 

feet 

$22,684.01 $17,211.26 

Variety Store per 1,000 

square 

feet 

$30,790.69 $23,362.13 

Freestanding Discount 

Store 

per 1,000 

square 

feet 

$32,608.72 $24,741.54 

Supermarket per 1,000 

square 

feet 

$51,002.25 $38,697.44 

Retail – Large per 1,000 square feet 

Shopping Center (>150k) per 1,000 

square 

feet 

$22,187.68 $16,834.68 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Shopping Plaza (40k – 

150k) 

per 1,000 

square 

feet 

$49,798.19 $37,783.88 

Strip Retail Plaza 

(<40k) 

per 1,000 

square 

feet 

$39,976.42 $30,331.71 

Retail – Small per 1,000 square feet 

Library per 1,000 

square 

feet 

$56,250.45 $42,679.47 

Hardware/Paint Store per 1,000 

square 

feet 

$10,955.97 $8,312.73 

Convenience Market per 1,000 

square 

feet 

$176,039.09 $133,567.90 

Pharmacy/Drug Store w/o 

Drive-Thru 

per 1,000 

square 

feet 

$36,762.24 $27,892.98 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Pharmacy/Drug Store 

w/Drive-Thru 

per 1,000 

square 

feet 

$48,047.26 $36,455.38 

Furniture Store per 1,000 

square 

feet 

$2,867.67 $2,175.82 

Drive-In Bank per 1,000 

square 

feet 

$125,520.31 $95,237.27 

Walk-In Bank per 1,000 

square 

feet 

$59,089.63 $44,833.66 

Fine Dining Restaurant per 1,000 

square 

feet 

$40,147.38 $30,461.42 

High Turnover Restaurant per 1,000 

square 

feet 

$47,413.06 $35,974.19 
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Land Use Category 

Units 

(Based on 

ITE 11th 

Ed.) 

Impact Fee 

per 

Development 

Unit 

Impact Fee 

per 

Development 

Unit in 

Centers 

Fast Food w/o Drive-Thru per 1,000 

square 

feet 

$155,673.12 $118,115.42 

Fast Food w/Drive-Thru per 1,000 

square 

feet 

$136,614.14 $103,654.61 

Coffee/Donut Shop w/o 

Drive-Thru 

per 1,000 

square 

feet 

$151,360.59 $114,843.33 

U.S. Post Office per 1,000 

square 

feet 

$77,275.43 $58,631.96 

Hotel 

Hotel per room $6,290.49 $4,772.85 

Motel per room $3,838.27 $2,912.25 

 

Note 1. Source: ITE Trip Generation Manual, 11th Edition. Vehicle trip 

rates for weekday, peak hour of adjacent street traffic (4-6pm). 

Note 2. A pass-by trip is any trip that may go to a land use, but is 

part of a larger overall “trip tour.” The defining feature of the 
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pass-by trip is that it is an interim stop that did not initiate the 

overall need to travel.  

Note 3. Vehicle-to-person trip generation rate factors were developed 

from the 2017-2019 Puget Sound Regional Council Household Travel 

Survey. 

Note 4. Middle housing land use category is an average of ITE code 

#215 (single family attached/duplex) and #220 (1-3 Story Multi-

Family/Townhome/ADU). This category includes all forms of multi-family 

housing not otherwise listed in the table above. 

Note 5. Per RCW 82.02.060 (4)(b), Redmond may exempt qualifying Day 

Care Centers and other “early learning facilities” as defined by state 

law, from transportation impact fees. 

1. Amendments to this fee schedule shall be adopted 

by the City Council by ordinance. 

2. Transportation impact fees may be indexed to 

allow for a fee adjustment each January 1. The January 1 

adjustment to the transportation impact fees shall be 

determined by calculating changes in the Construction Cost 

Index (published by the Engineering News Record) over the 

three consecutive 12-month September 1 to August 31 time 

periods immediately prior to January 1, or the closest three 

consecutive 12-month time periods immediately prior to 

January 1. 

Section 4. Severability. If any section, sentence, 

clause, or phrase of this ordinance should be held to be invalid 

or unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity 
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of any other section, sentence, clause, or phrase of this 

ordinance. 

Section 5. Effective date. This ordinance shall become 

effective five days after its publication, or publication of a 

summary thereof, in the city's official newspaper, or as otherwise 

provided by law. 

ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    

        CITY OF REDMOND 

 

 

 

             

        ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

 

 

 

       

DANIEL KENNY, CITY ATTORNEY 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO. 
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CODE                            

         

 REDMOND CITY COUNCIL  

 ORDINANCE NO. ____  

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, AMENDING CHAPTER 3.38 OF THE 

REDMOND MUNICIPAL CODE TO IMPLEMENT REDMOND 

2050, THE PERIODIC UPDATE OF THE COMPREHENSIVE 

PLAN, PROVIDING FOR SEVERABILITY, AND 

ESTABLISHING AN EFFECTIVE DATE 

  

 
WHEREAS, the City adopted the Redmond 2050 Comprehensive Plan 

on November 19, 2024 (Ord. No. 3181), including an updated Housing 

Element; and 

WHEREAS, the Multifamily Housing Property Tax Exemption 

(MFTE) is a proven tool in Redmond to produce affordable housing; 

and 

WHEREAS, the City updated its MFTE program provisions on 

November 19, 2024 (Ord. No. 3187) to align with updated mandatory 

inclusionary provisions found in the Redmond Zoning Code; and 

WHEREAS, the City is adopting new zones and development 

regulations to implement the Redmond 2050 Comprehensive Plan on 

June 17, 2025 (Ord. No. ####), concurrent with this ordinance; and 

WHEREAS, updates to MFTE program provisions will work 

together with updated development regulations to facilitate the 

construction of affordable housing; and 
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WHEREAS, on October 12, 2020, the City of Redmond issued 

determination of significance for Redmond 2050 under the State 

Environmental Policy Act; and 

WHEREAS, the City of Redmond issued a Draft Environmental 

Impact Statement (EIS) on June 16, 2022, a Supplemental Draft EIS 

on September 20, 2023, and a Final EIS on December 15, 2023 for 

Redmond 2050; and 

WHEREAS, between April 22, 2025 and June 3, 2025, the City 

Council received committee briefings, held study sessions, and 

held a public hearing concerning this proposal; and 

WHEREAS, having considered the recommendations and community 

input, the City Council desires amend RMC Chapter 3.38 concerning 

the MFTE program. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DOES ORDAIN AS FOLLOWS: 

Section 1. Classification.  This is a code ordinance. 

Section 2. Amendments to RMC 3.38.050 Residential 

targeted areas – Criteria – Designation – Rescission.  Section 

3.38.050 of RMC 3.38 Multifamily Housing Property Tax Exemption 

is hereby amended to read as follows: 

3.38.050 Residential targeted areas – Criteria – 

Designation – Rescission. 
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A.  Following notice and public hearing as prescribed in 

RCW 84.14.040 (now or as hereafter amended), the City Council 

may designate one or more Residential Targeted Areas, in 

addition to the areas stated in subsection D of this section, 

upon a finding by the City Council in its sole discretion 

that the Residential Targeted Area meets the following 

criteria: 

1. The Residential Targeted Area is within an urban 

center as defined by Chapter 84.14 RCW or as hereafter 

amended; 

2. The Residential Targeted Area lacks sufficient 

available, desirable and convenient residential housing, 

including affordable housing, to meet the needs of the public 

who would be likely to live in the urban center if the 

affordable, desirable, attractive and livable residences were 

available; and 

3. Providing additional housing opportunity in the 

Residential Targeted Area will assist in achieving one or 

more of the following purposes: 

a. Encourage increased multifamily 

residential opportunities within the City; or 

b. Stimulate the construction of new 

affordable multifamily rental housing. 
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B.  In designating a Residential Targeted Area, the 

City Council may also consider other factors, including: 

1.  Whether additional housing in the Residential 

Targeted Area will attract and maintain an increase in the 

number of permanent residents; 

2.  Whether providing additional housing 

opportunities for low and moderate income households would 

meet the needs of individuals likely to live in the area if 

affordable residences were available; 

3.  Whether an increased permanent residential 

population in the Residential Targeted Area will help to 

achieve the planning goals mandated by the Growth Management 

Act under Chapter 36.70A RCW, as implemented through the 

City’s Comprehensive Plan; or 

4.  Whether encouraging additional housing in the 

Residential Targeted Area supports plans for significant 

public investment in public transit or a better jobs and 

housing balance. 

C.  The City Council may, by ordinance, in its sole 

discretion, amend or rescind the designation of a Residential 

Targeted Area pursuant to the same procedural requirements as 

set forth in this chapter for the original designation. 
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D.  The following areas, as shown in Maps 1 through [5]6 

in this section, meet the criteria of this chapter for 

Residential Targeted Areas and are designated as such: 

1. Downtown; 

2. Overlake [VILLAGE]; 

3. Marymoor Village;  

4. Neighborhood;[AND] 

5. Faith-Based Institutions; and 

6. Mixed-Use. 
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Map 1: Downtown 

[ ] 
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Map 2: Overlake 
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Map 3: Marymoor Village 

[ ] 
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Map 4: Neighborhood 

 
 
 
 
 

Map 5: Faith-Based Institutions 

236



 

Page 12 of 21  Ordinance No. _____ 

AM No. _____ 

 

 
 

 

 

Map 6: Mixed-Use 
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E.  If a part of any legal lot is within a residential 

targeted area as shown in Maps 1 through [5]6 in this section, 
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then the entire lot shall be deemed to lie within such 

Residential Targeted Area.  

Section 3. Amendments to RMC 3.38.120 Exemption – 

Duration – Affordability requirements – Limits. Section 3.38.120 

of RMC 3.38 Multifamily Housing Property Tax Exemption is hereby 

amended to read as follows: 

3.38.120 Exemption – Duration – Affordability requirements 

– Limits. 

A.  The value of new housing construction qualifying 

under this chapter shall be exempt from ad valorem property 

taxation for eight or 12 successive years beginning January 

1 of the year immediately following the calendar year of 

issuance of the certificate for rental projects where at least 

the minimum number of units are established as affordable 

units, as specified in the following tables for Residential 

Targeted Areas (RTA): 

 

Downtown RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of 

Units 

Affordability 

Level 

8 years First 10% 60% AMI 
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Downtown RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of 

Units 

Affordability 

Level 

12 years 

First 10% 50% AMI 

Second 10% 80% AMI 

 

 

Overlake RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of 

Units 

Affordability 

Level 

8 years First 12.5% 50% AMI 

12 years 

Reserved Reserved 

Reserved Reserved 
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Marymoor Village RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of Units 

Affordability 

Level 

8 years First [10%] 15% 50% AMI 

12 years [FIRST 10%] 

Reserved 

[60% AMI] 

Reserved 

[SECOND 10%] 

Reserved 

[80% AM] 

Reserved 

 

 

Neighborhood RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of 

Units 

Affordability 

Level 

8 years First 10% 50% AMI 

12 years 

Reserved Reserved 

Reserved Reserved 
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[OVERLAKE RTA] 

[REQUIRED MINIMUM AFFORDABILITY LEVELS] 

[LENGTH OF 

EXEMPTION] 

[NUMBER OF 

UNITS] 

[AFFORDABILITY 

LEVEL] 

[8 YEARS] [FIRST 12.5%] [50% AMI] 

[12 YEARS] 

[RESERVED] [RESERVED] 

[RESERVED] [RESERVED] 

 

 

Faith-Based Institutions RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of 

Units 

Affordability 

Level 

8 years First 10% 80% AMI 

12 years 

Reserved Reserved 

Reserved Reserved 
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Mixed-Use RTA 

Required Minimum Affordability Levels 

Length of 

Exemption 

Number of 

Units 

Affordability 

Level 

8 years First 15% 50% AMI 

12 years 

Reserved Reserved 

Reserved Reserved 

 

B.  For any affordable units required in this section, 

the following shall apply: 

1.  Affordable units shall have affordable rents as 

defined in RMC 3.38.030. The mix and configuration of 

affordable units (e.g., very small units, studio, one-

bedroom, two bedroom, etc.) at each affordability level shall 

be substantially proportional to the mix and configuration of 

the total housing units in the project unless otherwise 

approved by the Director. 

2.  Affordable units will be reserved for occupancy 

by eligible households who certify that their household 

annual income does not exceed the applicable percent of the 

area median income; and who certify that they meet all 

qualifications for eligibility, including any requirements 
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for recertification on income eligibility as set forth in the 

MFTE covenant referenced in RMC 3.38.060.F. 

3.  The location of the affordable housing units 

shall be approved by the Director, with the intent that they 

generally be intermingled with all other dwelling units in 

the development. 

4.  If the percentage of affordable units in the 

project required is a fraction, then the number of required 

affordable units shall be rounded up to the next whole number 

(units) if the fraction of the whole number is at least 0.50. 

5. Parking for Renter-Occupied Housing. For any 

affordable units required in this section, the parking 

requirements of RZC 21.20.060 shall apply.  

C.  The exemption does not apply to the value of land or 

to the value of improvements not qualifying under this 

chapter, to increases in assessed valuation of land and 

nonqualifying improvements, or to increases made by lawful 

order of the King County Board of Equalization, Washington 

State Department of Revenue, State Board of Tax Appeals, or 

King County, to a class of property throughout the county or 

a specific area of the county to achieve uniformity of 

assessment or appraisal as required by law. 
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Section 4. Severability. If any section, sentence, 

clause, or phrase of this ordinance should be held to be invalid 

or unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity 

of any other section, sentence, clause, or phrase of this 

ordinance. 

Section 5. Effective date. This ordinance shall become  

effective five days after its publication, or publication 

of a summary thereof, in the city's official newspaper, or as 

otherwise provided by law. 
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ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    

        CITY OF REDMOND 

 

 

 

             

        ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

 

 

 

       

DANIEL KENNY, CITY ATTORNEY 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO. 
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CODE                            

 

REDMOND CITY COUNCIL 

 ORDINANCE NO. ____  

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, AMENDING CHAPTER 7.04 OF THE 

REDMOND MUNICIPAL CODE TO ACCOUNT FOR NEW 

ZONING DESIGNATIONS CREATED AS PART OF THE 

REDMOND 2050 COMPREHENSIVE PLAN UPDATE, 

UPDATING CODE REFERENCES, PROVIDING FOR 

SEVERABILITY, AND ESTABLISHING AN EFFECTIVE 

DATE 

  

 

WHEREAS, the City adopted new residential zoning districts on 

November 19, 2024 (Ord. No. 3186), as part of the Redmond 2050 

Comprehensive Plan update; and 

WHEREAS, Redmond Municipal Code (RMC) Chapter 7.04 Animal 

Control contains references to zoning districts that were repealed 

by Ord. No. 3186; and 

WHEREAS, the purpose of updating RMC Chapter 7.04 is to update 

zoning district terminology and code references; and 

WHEREAS, on October 12, 2020, the City of Redmond issued 

determination of significance for Redmond 2050 under the State 

Environmental Policy Act; and 

WHEREAS, the City of Redmond issued a Draft Environmental 

Impact Statement (EIS) on June 16, 2022, a Supplemental Draft EIS 

on September 20, 2023, and a Final EIS on December 15, 2023, for 

Redmond 2050; and 
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WHEREAS, between April 22, 2025, and June 3, 2025, the City 

Council received committee briefings on this topic; and 

WHEREAS, having considered the recommendations and community 

input, the City Council desires amend RMC Chapter 7.04. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DOES ORDAIN AS FOLLOWS: 

Section 1. Classification.  This is a code ordinance. 

Section 2. RMC 7.04.154 Beekeeping, amended.  RMC 

7.04.154 Beekeeping, is hereby amended to read as follows: 

7.04.154 Beekeeping. 

Beekeeping, pursuant to chapter RCW 15.60 Apiaries and 

its definitions, is subject to the following requirements: 

A.  Maximum number of hives allowed. 

1. In the Neighborhood Residential zone, no [NO] 

more than four hives per lot shall be allowed on lots 12,000 

square feet or greater in size. [IN AREAS ZONES R-1, R-2, OR 

R-3, AND NO] No more than two hives per lot shall be allowed 

on lots between 4,000 and 11,999 square feet in size. No hives 

are allowed on lots smaller than 4,000 square feet. [IN AREAS 

ZONED R-4, R-5, R-6, OR NONRESIDENTIAL OR MIXED USE ZONES, 

PER RZC 21.04.030 COMPREHENSIVE ALLOWED USES TABLES; 

PROVIDED, THAT A BEEKEEPER WHO PICKS UP A SWARM OF BEES MAY 
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HOLD THEM FOR A PERIOD OF NO MORE THAN TWO WEEKS, 

NOTWITHSTANDING THE PROVISIONS OF THIS SECTION.] 

2. No more than two hives per lot shall be allowed 

on lots zoned Nonresidential or Mixed Use. 

3. A beekeeper who picks-up a swarm of bees may 

hold them for a period of no more than two weeks, 

notwithstanding the provisions of RMC 7.04.154.A.1 and RMC 

7.04.154.A.2. 

B.  Colonies shall be maintained in small movable frame 

hives. 

C.  Adequate space shall be maintained in the hives to 

prevent overcrowding and swarming. 

D.  Colonies shall be requeened with a young hybrid queen 

annually, or as often as necessary to prevent any swarming or 

aggressive behavior. 

E.  All colonies shall be registered with the Washington 

State Department of Agriculture in accordance with apiary 

law, RCW 15.60 Apiaries. 

F.  Hives shall not be located within twenty-five (25) 

feet of any property line, except under the following 

conditions: 

1.  When situated eight (8) feet or more above 

adjacent ground level; or 
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2.  When there is a solid fence at least six (6) 

feet high separating the hive from the property line, 

extending at least twenty (20) feet from the hive along the 

property line in both directions; or 

3.  When hives are located indoors such as during 

inclement weather. 

G.  Bees living in trees, buildings or any other space 

(except in movable frame hives), abandoned colonies or 

diseased bees shall constitute a public nuisance and shall be 

abated, in accordance with the Washington State Department of 

Agriculture Managed Pollinator Protection Plan and protocols 

as set forth in this chapter. 

H.  Written approval by the owner of the underlying 

parcel shall be provided for the siting and maintenance of 

the hives in nonresidential and mixed use zones. 

I.  One sign, providing notification of beekeeping 

activities, shall be installed and maintained, in accordance 

with all of the following: 

1.  The sign shall be visible and oriented toward 

people walking on or adjacent to the property upon which the 

hives shall be maintained; and 

2.  Sign lettering for the following shall be a 

minimum of two inches in height: 
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a.  Caution; and 

b.  Active Beehive Area; and 

c.  Keep Clear of the Hives; and 

3.  Additional information shall be provided on the 

sign to include, at minimum, the owner’s name, state issued 

identification number, and telephone number. 

J.  Other information may be included on the required 

sign, such as for educational purposes. 

Section 3. RMC 7.04.156 Small domestic animals, amended.  

RMC 7.04.156 Small domestic animals, is hereby amended to read as 

follows: 

7.04.156 Small domestic animals. 

A.  Types. Small domestic animals (mammals and fowl) 

include rabbits, ducks, geese, swans and other similar 

animals unless otherwise specified. Chickens, mink, hogs, 

large domestic animals and household pets are excluded. 

B.  Limitations. In the Neighborhood Residential 

[SINGLE-FAMILY] and Urban Recreation zones, no more than ten 

small domestic animals may be kept on a minimum lot size of 

one-half acre. On publicly-owned park properties, there shall 

be no limit on the number of small domestic animals kept 

provided that RMC 7.04.151, Animal structures and runs 

requirements are met. 
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C.  Shelter. Small domestic animals shall be sheltered 

in a clean structure which shall be located at least thirty 

feet away from any property line. 

D.  Repealed by Ord. 2640. 

E.  On publicly-owned park properties, there shall be no 

minimum setback for existing structures provided that RMC 

7.04.151, Animal structures and runs requirements are met. 

F.  Confinement. Adequate measures shall be taken to 

provide safety for the animals and to prevent them from 

straying onto adjacent property. 

G.  Animal Waste. Adequate measures shall be taken to 

properly dispose of animal wastes. Accumulation of animal 

waste shall be prohibited from being stored within the 

required thirty-foot animal shelter setback. 

Section 4. RMC 7.04.157 Chickens, amended.  RMC 

7.04.157 Chickens, is hereby amended to read as follows: 

7.04.157 Chickens. 

A.  Types. Female chickens, pullets, or hens. Water fowl 

including ducks, geese, and swans, and other fowl are excluded 

from this section. 

B.  Limitations.  

1.  Female chickens, pullets or hens, hereby 

referred to as chickens, are allowed in the Neighborhood 
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Residential zone [SINGLE-FAMILY ZONES], the Urban Recreation 

zone, RA-5 zone, and on publicly-owned park properties. 

2.  In Neighborhood Residential, RA-5, [SINGLE-

FAMILY] and Urban Recreation zones, the following maximum 

number of chickens may be kept on an individually-owned 

property: 

Zoning 

Designation 

Allowed 

maximum number 

of chickens 

UR 10 

RA-5 10 

NR lots 18,000 

sq. ft. or 

greater 

10 

NR lots 

12,000-17,999 

sq. ft. 

8 

NR lots 7,000-

11,999 sq. ft. 

7 

NR lots 5,500-

6,999 sq. ft. 

6 
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Zoning 

Designation 

Allowed 

maximum number 

of chickens 

NR lots 4,000-

5,999 sq. ft. 

4 

NR lots less 

than 4,000 sq. 

ft. 

0 

[R-1] [10] 

[R-2] [10] 

[R-3] [8] 

[R-4] [7] 

[R-5] [6] 

[R-6] [4] 

[R-8] [0] 

[RIN] [BASED ON THE 

SIZE OF THE 

LOT AND 

CORRESOPNDING 

DENSITY: 
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Zoning 

Designation 

Allowed 

maximum number 

of chickens 

A. LOTS BELOW 

30,000 SQUARE 

FEET SHALL BE 

ALLOWED A 

MAXIMUM OF SIX 

(6) CHICKENTS. 

B. LOTS 

GREATER THAN 

30,000 SQUARE 

FEET SHALL BE 

ALLOWED A 

MAXIMUM OF 

SEVEN (7) 

CHICKENS.] 

3.  On publicly owned park properties, there shall 

be no limit on the number of chickens kept provided that RMC 

7.04.151, Animal structures and runs requirements are met. 

C.  Chicken Husbandry Registration. Approval of a 

Chicken Husbandry registration is required to house chickens 
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on any property. The property owner(s) shall complete a 

Chicken Husbandry registration confirming that: 

1.  The property owner has read and understands RMC 

7.04 Animal Control. 

2.  The property owner agrees to maintain the 

subject property and chicken husbandry activity in a manner 

that complies with RMC 7.04 Animal Control. 

3.  Property owners who housed chickens prior to 

December 6, 2011 are permitted to maintain chicken husbandry 

activities consistent with the RMC 7.04 Animal Control in 

effect as of December 6, 2011. 

D.  Shelter and Run.  

1.  Chickens shall be sheltered in a clean 

structure which shall be located no less than fifteen feet 

from any property line. 

a.  The shelter shall provide protection from 

the following: 

i.  Weather by providing a fully enclosed 

structure including walls, roof, floor, and securable door. 

ii.  Predators by being made of sturdy 

material such as plywood. 

iii.  Rodents by limiting small points of 

uncontrolled access, no larger than one-half inch. 
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2.  On publicly owned park properties, there shall 

be no minimum setback for existing structures provided that 

RMC 7.04.151, Animal structures and runs requirements are 

met. 

3.  Chicken shelter, run, and other structures such 

as feed storage shall not be located in the front yard and 

shall be screened at a minimum of Type II – Visual Screen 

(RZC 21.32 Landscaping) from adjoining streets and access 

corridors. 

4.  RZC 21.04.1120 [21.08.230] Accessory Structures 

shall apply to chicken shelter, run, and other structures. In 

addition, the shelter shall be limited to no greater than 200 

square feet in gross floor area and shall be no greater than 

eight feet in height. 

5.  A chicken run is an enclosed outside yard, no 

greater than six feet in height, for keeping chickens. 

a.  A run shall provide protection from the 

following: 

i.  Weather by providing a covered 

portion of run space that allows chickens to escape rain and 

snow. 

ii.  Predators by being made of sturdy, 

small gauge animal fencing such as chain link or chicken wire 
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along the entire perimeter of the run. Floor fencing should 

also be installed. The top of the run shall be covered with 

additional similar fencing or netting in a manner that helps 

prevent chickens from straying. 

6.  The setback required for a chicken shelter and 

run may be reduced to five feet from any property line 

provided that the property adjacent to the proposed location 

of the chicken shelter and run is either: 

a.  Occupied primarily by a nonresidential use 

such as church, school, or park; 

b.  A permanently dedicated easement or tract 

such as a native protection growth easement or open space 

tract that is at least 10 feet in width; or 

c.  A street or permanent trail or access 

corridor that includes a right-of-way at least 10 feet in 

width. 

E.  Confinement. Adequate measures shall be taken 

to provide safety for the chickens and to prevent them from 

straying onto adjacent property. 

F.  Animal Waste. Adequate measures shall be taken 

to properly dispose of animal wastes. Accumulation of animal 

waste shall be prohibited from being stored within the 

required fifteen-foot animal shelter setback. 
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G.  Slaughter. Slaughter is intended only for personal 

consumption and no more than one chicken may be slaughtered 

on any property located in a residential zone within a twenty-

four-hour period. Adequate measures such as arrangement with 

a mobile slaughter unit or veterinary service shall be taken 

to slaughter any more than one chicken within a twenty-four-

hour period outside of any City of Redmond Residential zone. 

Section 4. Severability. If any section, sentence, 

clause, or phrase of this ordinance should be held to be invalid 

or unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity of 

any other section, sentence, clause, or phrase of this ordinance. 

Section 5. Effective date. This ordinance shall become 

effective five days after its publication, or publication of a 

summary thereof, in the city's official newspaper, or as otherwise 

provided by law. 
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ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    

        CITY OF REDMOND 

 

 

 

             

        ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

 

 

 

       

DANIEL KENNY, CITY ATTORNEY 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO. 
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CODE                                  

 

 REDMOND CITY COUNCIL  

 ORDINANCE NO. ____  

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, AMENDING TITLE 21 OF THE REDMOND 

MUNICIPAL CODE, KNOWN AS THE REDMOND ZONING 

CODE, TO IMPLEMENT REDMOND 2050, THE PERIODIC 

UPDATE OF THE REDMOND COMPREHENSIVE PLAN, 

PROVIDING FOR SEVERABILITY, AND ESTABLISHING 

AN EFFECTIVE DATE 

  

 
WHEREAS, the Growth Management Act (GMA) requires that 

comprehensive plans and development regulations shall be subject 

to continuing evaluation and review; and  

WHEREAS, the GMA requires that development regulations be 

consistent with comprehensive plan policies; and 

WHEREAS, the City began the work of updating the Redmond 

Comprehensive Plan in late 2020 and refers to the update as Redmond 

2050; and  

WHEREAS, the City also undertook updates to the Redmond Zoning 

Code (RZC) during the same time period under the umbrella of 

Redmond 2050; and 

WHEREAS, the purpose of updating the RZC is to implement 

Redmond 2050 and various provisions of state law enacted since 

2019, especially related to housing; and 

WHEREAS, on October 6, 2020, the City Council adopted 

Resolution No. 1538, which established the scope, timeline, and 
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community involvement plan for Redmond 2050, including associated 

RZC amendments; and 

WHEREAS, throughout Redmond 2050 the City executed a 

multifaceted community involvement program to engage Redmond’s 

diverse community, using methods such as a digital city hall lobby, 

online questionnaires, virtual workshops, in-person workshops, 

social media, videos, yard signs, utility bill inserts, 

newsletters, focus groups, contracting with community-based 

organizations, office hours, tabling at community events, pop-up 

engagement around the city, translating materials, a community 

advisory committee, a technical advisory committee, and attending 

board and commission meetings; and 

WHEREAS, on October 12, 2020, the City of Redmond issued a 

Determination of Significance for Redmond 2050 under the State 

Environmental Policy Act; and 

WHEREAS, the City of Redmond issued a Draft Environmental 

Impact Statement (EIS) on June 16, 2022, a Supplemental Draft EIS 

on September 20, 2023, and a Final EIS on December 15, 2023 for 

Redmond 2050; and 

WHEREAS, state agencies were sent 60-day notices of proposed 

RZC amendments on October 18, 2024 (Code Package Part 1), December 

2, 2024 (Code Package Part 2), February 26, 2025 (Housing), and 

March 5, 2025 (Code Package Part 3); and 
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WHEREAS, from September 11, 2024, to April 23, 2025, the 

Planning Commission conducted study sessions and held public 

hearings for amendments to the RZC and subsequently transmitted 

recommendations to the City Council for consideration; and 

WHEREAS, from February 4, 2025, to June 3, 2025, the City 

Council received committee briefings and held study sessions to 

study the Planning Commission’s recommendations; and 

WHEREAS, having considered the Planning Commission’s 

recommendations and community input, the City Council desires to 

amend the Redmond Zoning Code. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DO ORDAIN AS FOLLOWS: 

Section 1. Classification.  This is a code ordinance. 

Section 2. Findings and Conclusions. The City Council 

hereby adopts the findings and conclusions contained in the 

associated Planning Commission Reports, including all related 

attachments and exhibits to those reports, City file nos. LAND-

2024-00216 and LAND-2025-00041. 

Section 3. RZC Chapters Repealed.  The following 

Redmond Zoning Code chapters are repealed in their entirety: 

 21.06 Urban Recreation 

 21.18 Adult Entertainment Facilities 

 21.26 Hazardous Liquid Pipelines 

 21.38 Outdoor Storage and Retail Display 

 21.41 Cannabis-Related Uses 
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 21.42 Public View Corridors and Gateways 

 21.46 Temporary Uses 

 21.50 Transition Overlay Areas 

 21.56 Wireless Communication Facilities 

 21.60 Citywide Design Standards and Guidelines 

Additional information about the repealed chapters is provided 

in Exhibit 1, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 4. RZC 21.04 Land Uses and General Provisions.  

RZC 21.04 Land Uses and General Provisions is amended as shown 

in Exhibit 2, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 5. RZC 21.05 Special Districts and Overlays.  

RZC 21.05 Special Districts and Overlays is amended as shown in 

Exhibit 3, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 6. RZC 21.08 Neighborhood and Mixed-Use 

Regulations.  RZC 21.08 Neighborhood and Mixed-Use Regulations 

is repealed and replaced as shown in Exhibit 4, attached hereto 

and incorporated herein by this reference as if set forth in 

full. 

Section 7. RZC 21.10 Downtown Regulations.  RZC 21.10 

Downtown Regulations is repealed and replaced as shown in 

Exhibit 5, attached hereto and incorporated herein by this 

reference as if set forth in full. 
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Section 8. RZC 21.12 Overlake Regulations.  RZC 21.12 

Overlake Regulations is amended as shown in Exhibit 6, attached 

hereto and incorporated herein by this reference as if set forth 

in full. 

Section 9. RZC 21.13 Marymoor Village Regulations.  

RZC 21.13 Marymoor Village Regulations is repealed and replaced 

as shown in Exhibit 7, attached hereto and incorporated herein 

by this reference as if set forth in full. 

Section 10. RZC 21.14 Commercial Regulations.  RZC 

21.14 Commercial Regulations is amended as shown in Exhibit 8, 

attached hereto and incorporated herein by this reference as if 

set forth in full. 

Section 11. RZC 21.15 Conservation and Recreation 

Regulations.  RZC 21.15 Conservation and Recreation Regulations 

is established as shown in Exhibit 9, attached hereto and 

incorporated herein by this reference as if set forth in full. 

Section 12. RZC 21.16 Site Requirements Measurement and 

Other Applicable Regulations.  RZC 21.16 Site Requirements 

Measurement and Other Applicable Regulations is repealed and 

replaced as shown in Exhibit 10, attached hereto and 

incorporated herein by this reference as if set forth in full. 

Section 13. RZC 21.17 Adequate Public Facilities and 

Undergrounding of Utilities.  RZC 21.17 Adequate Public 
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Facilities and Undergrounding of Utilities is amended as shown 

in Exhibit 11, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 14. RZC 21.20 Affordable Housing.  RZC 21.20 

Affordable Housing is amended as shown in Exhibit 12, attached 

hereto and incorporated herein by this reference as if set forth 

in full. 

Section 15. RZC 21.22 Public Art.  RZC 21.22 Public Art 

is amended as shown in Exhibit 13, attached hereto and 

incorporated herein by this reference as if set forth in full. 

Section 16. RZC 21.24 Fences.  RZC 21.24 Fences is 

amended as shown in Exhibit 14, attached hereto and incorporated 

herein by this reference as if set forth in full. 

Section 17. RZC 21.32 Landscaping.  RZC 21.32 

Landscaping is amended as shown in Exhibit 15, attached hereto 

and incorporated herein by this reference as if set forth in 

full. 

Section 18. RZC 21.36 Open Space.  RZC 21.36 Open Space 

is amended as shown in Exhibit 16, attached hereto and 

incorporated herein by this reference as if set forth in full. 

Section 19. RZC 21.40 Parking Standards.  RZC 21.40 

Parking Standards is amended as shown in Exhibit 17, attached 
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hereto and incorporated herein by this reference as if set forth 

in full. 

Section 20. RZC 21.44 Signs.  RZC 21.44 Signs is amended 

as shown in Exhibit 18, attached hereto and incorporated herein 

by this reference as if set forth in full. 

Section 21. RZC 21.45 Solid Waste Storage and 

Collection.  RZC 21.45 Solid Waste Storage and Collection is 

amended as shown in Exhibit 19, attached hereto and incorporated 

herein by this reference as if set forth in full. 

Section 22. RZC 21.48 Transfer of Development Rights 

(TDR) Program.  RZC 21. 48 Transfer of Development Rights (TDR) 

Program is amended as shown in Exhibit 20, attached hereto and 

incorporated herein by this reference as if set forth in full. 

Section 23. RZC 21.52 Transportation Standards.  RZC 

21.52 Transportation Standards is amended as shown in Exhibit 

21, attached hereto and incorporated herein by this reference 

as if set forth in full. 

Section 24. RZC 21.55 Development Incentive Program.  

RZC 21.55 Development Incentive Program is established as shown 

in Exhibit 22, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 25. RZC 21.58 Community Design Standards.  RZC 

21.58 Community Design Standards is repealed and replaced as 
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shown in Exhibit 23, attached hereto and incorporated herein by 

this reference as if set forth in full. 

Section 26. RZC 21.62 Urban Center Standards.  RZC 21.62 

Urban Center Standards is amended as shown in Exhibit 24, 

attached hereto and incorporated herein by this reference as if 

set forth in full. 

Section 27. RZC 21.67 Green Building Program (GBP).  RZC 

21.67 Green Building Program (GBP) is amended as shown in 

Exhibit 25, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 28. RZC 21.74 Land Division.  RZC 21.74 Land 

Division is amended as shown in Exhibit 26, attached hereto and 

incorporated herein by this reference as if set forth in full. 

Section 29. RZC 21.76 Review Procedures.  RZC 21.76 

Review Procedures is amended as shown in Exhibit 27, attached 

hereto and incorporated herein by this reference as if set forth 

in full. 

Section 30. RZC 21.78 Definitions.  RZC 21.78 

Definitions is amended as shown in Exhibit 28, attached hereto 

and incorporated herein by this reference as if set forth in 

full. 

Section 31. RZC Appendix 10 Green Building Program.  RZC 

Appendix 10 Green Building Program is amended as shown in 
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Exhibit 29, attached hereto and incorporated herein by this 

reference as if set forth in full. 

Section 32. RZC Appendix 12 Universal Design Incentives 

Standards.  RZC Appendix 12 Universal Design Incentives 

Standards is established as shown in Exhibit 30, attached hereto 

and incorporated herein by this reference as if set forth in 

full. 

Section 33. RZC Appendix 13 Materials List.  RZC 

Appendix 13 Materials List is established as shown in Exhibit 

31, attached hereto and incorporated herein by this reference 

as if set forth in full. 

Section 34. Consistency Using “Administrator.” The 

Administration is directed to replace all instances of the term 

“Code Administrator” with the term “Administrator,” which is a 

defined term in RZC 21.78, Definitions, where the former is used 

have the meaning of the latter. 

Section 35. Codification of Redmond Zoning Code 

Amendments. The Administration is directed to codify amendments 

to the Redmond Zoning Code, and in so doing, update numbering, 

update references, correct typographical errors, and apply 

general formatting standards. 

Section 36. Severability. If any section, sentence, 

clause, or phrase of this ordinance should be held to be invalid 
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or unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity 

of any other section, sentence, clause, or phrase of this 

ordinance. 

Section 37. Effective date. This ordinance shall become 

five days after its publication, or publication of a summary 

thereof, in the city’s official newspaper, or as otherwise 

provided by law. 
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ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    

        CITY OF REDMOND 

 

 

 

             

        ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

 

 

 

       

DANIEL KENNY, CITY ATTORNEY 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO. 

271



Page 1 of 3 

RZC Chapter Repeals (Exhibit 1)
This package of code updates includes several chapter repeals as part of the restructuring of the code. 
Much of the use-related regulations are moved to 21.04, etc. The chapter repeals are: 

• 21.06 Urban Recreation (moved to 21.15)
• 21.18 Adult Entertainment Facilities (moved to 21.04.2030)
• 21.26 Hazardous Liquid Pipelines (moved to 21.04.2150)
• 21.38 Outdoor Storage and Retail Display (moved to 21.04.2200)
• 21.41 Cannabis-Related Uses Revised (moved to 21.04.2070)
• 21.42 Public View Corridors and Gateways (moved to 21.05.700)
• 21.46 Temporary Uses (moved to 21.04.4000)
• 21.50 Transition Overlay Areas (moved to 21.05.600)
• 21.56 Wireless Communication Facilities (moved to 21.04.2230)
• 21.60 Citywide Design Standards and Guidelines (moved to 21.58)

Chapter 21.06 URBAN RECREATION [REPEAL IN ENTIRETY] 

Sections: 

• 21.06.010 Urban Recreation Zone. [Repealed]
• 21.06.020 Allowed Uses. [Repealed]
• 21.06.030 Accessory Uses. [Repealed]
• 21.06.040 Site Development Requirements. [Repealed]
• 21.06.050 Location of Structures. [Repealed]
• 21.06.060 Special Use Standards for Recreational Uses. [Repealed]
• 21.06.070 Agricultural Practices Notice. [Repealed]

Chapter 21.18 ADULT ENTERTAINMENT FACILITIES [REPEAL IN ENTIRETY] 

Sections: 

• 21.18.010 Purpose. [Repealed]
• 21.18.020 Separation Requirements. [Repealed]
• 21.18.030 Measurement. [Repealed]
• 21.18.040 Waiver of Separation Requirements. [Repealed]
• 21.18.050 Nonconforming Adult Entertainment Facility. [Repealed]

Chapter 21.26 HAZARDOUS LIQUID PIPELINES [REPEAL IN ENTIRETY] 

Sections: 

• 21.26.010 Purpose. [Repealed]
• 21.26.020 Applicability. [Repealed]
• 21.26.030 Development Application Submittal Requirements. [Repealed]
• 21.26.040 Setback Requirements. [Repealed]
• 21.26.050 Requirements for Land Use Compatibility. [Repealed]
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Chapter 21.38 OUTDOOR STORAGE AND RETAIL DISPLAY [REPEAL IN ENTIRETY]   

Sections: 

• 21.38.010 Outdoor Storage and Retail Display. [Repealed] 

• 21.38.020 Repealed. 

• 21.38.030 Pet Waste Stations. [Repealed] 

 

Chapter 21.41 CANNABIS-RELATED USES [REPEAL IN ENTIRETY]  

Sections: 

• 21.41.010 Relationship to Federal Law. [Repealed] 
• 21.41.020 Collective Gardens. [Repealed] 
• 21.41.030 State License. [Repealed] 
• 21.41.040 Location; Buffers. [Repealed] 
• 21.41.050 Structural Requirements. [Repealed]  

 

Chapter 21.42 PUBLIC VIEW CORRIDORS AND GATEWAYS [REPEAL IN ENTIRETY]  

Sections: 

• 21.42.010 Purpose. [Repealed] 
• 21.42.020 Scope and Implementation. [Repealed] 
• 21.42.030 Administration. [Repealed] 
• 21.42.040 Gateways Design. [Repealed] 
• 21.42.050 Unidentified Public Views. [Repealed] 
• 21.42.060 Identification of Citywide Public View Corridors. [Repealed] 

 

Chapter 21.46 TEMPORARY USES [REPEAL IN ENTIRETY] 

Sections: 

• 21.46.010 Purpose. [Repealed] 
• 21.46.020 Applicability. [Repealed] 
• 21.46.030 Exemptions. [Repealed] 
• 21.46.040 Temporary Use Permit Duration and Administration. [Repealed] 
• 21.46.050 Temporary Encampments. [Repealed] 
• 21.46.060 Emergency Shelter. [Repealed] 
• 21.46.070 Decision Criteria. [Repealed] 

 

Chapter 21.50 TRANSITION OVERLAY AREAS [REPEAL IN ENTIRETY] 

Sections: 

• 21.50.010 Purpose. [Repealed] 
• 21.50.020 Transition Overlay Areas. [Repealed] 
• 21.50.030 Use, Operations, and Development Standards in a Transition Overlay. [Repealed] 
• 21.50.040 Southeast Redmond Noise Overlay Requirements. [Repealed] 
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Chapter 21.56 WIRELESS COMMUNICATION FACILITIES [REPEAL IN ENTIRETY] 

Sections: 

• 21.56.010 Purpose. [Repealed] 
• 21.56.020 Applicability Permits and Exemptions. [Repealed] 
• 21.56.021 Temporary Wireless Communication Facilities. [Repealed] 
• 21.56.030 General Siting Criteria. [Repealed] 
• 21.56.040 General Development Standards. [Repealed] 
• 21.56.050 Design Standards for Wireless Communication Facilities. [Repealed] 
• 21.56.060 Special Exceptions. [Repealed] 
• 21.56.070 Technical Evaluation. [Repealed] 
• 21.56.080 Cessation of Use. [Repealed] 

 

Chapter 21.60 CITYWIDE DESIGN STANDARDS AND GUIDELINES [REPEAL IN ENTIRETY] 

Sections: 

• 21.60.010 Purpose. [Repealed] 
• 21.60.020 Context, Circulation, and Connections. [Repealed] 
• 21.60.030 Community Space. [Repealed] 
• 21.60.040 Design Concepts. [Repealed] 
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Redmond 2050: To implement the new zoning districts, zoning district consolidations, updated and new allowed uses. 

DRAFT DATE: 05/14/25 – for adoption 

Exhibit 2: Chapter 21.04 
LAND USES AND GENERAL PROVISIONS 

Sections: 
21.04.0010. Land Use Zones Introduction. 2
21.04.0020. Zoning Map. 3
21.04.0030. Comprehensive Allowed Uses Tables 4

21.04.0100. Residential Use Table 15 

21.04.0200. Non-Residential Use Table 16 

21.04.1000. Special Regulations for 
Residential Uses 20 

21.04.1110. Accessory Dwelling Units and 
Tiny Homes 20

21.04.1120 Accessory Structures 21
21.04.1130 Cottage Housing [RESERVED] 23
21.04.1140 [RESERVED] 23
21.04.1150 Home-Based Businesses 23
21.04.1160. Manufactured and Mobile Homes 25
21.04.1170. Pet Waste Stations 27
21.04.1190. Retirement Residences 28

21.04.2000 Special Regulations for 
Non-Residential Uses 32 

21.04.2010. Accessory Commercial 32
21.04.2020. Active Retail Uses 33
21.04.2030. Adult Entertainment Facilities 34
21.04.2040. Animal Boarding, Sales, and Services: 

Kennels, Shelters, and Equestrian 
Facilities 36

21.04.2050. Arts, Entertainment, Recreation, and 
Assembly 38

21.04.2060. Bed and Breakfast Inn 38

21.04.2070. Cannabis-Related Uses  39
21.04.2080. Day Care Centers 40
21.04.2090. Drive Up Stand 41
21.04.2100. Drive Through Facilities 41
21.04.2110. Educational Facilities 42
21.04.2120. Essential Public Facilities 42
21.04.2130. Faith-Based and Funerary 42
21.04.2140. Food Truck and Pop-Up Retail Court 44
21.04.2150. Hazardous Liquid Pipelines 46
21.04.2160. Hazardous Waste Treatment 

and Storage 49
21.04.2170. Manufacturing and Wholesale Trade 49
21.04.2180. Mining and extraction establishments 50
21.04.2190. Mini-Warehouses/Self-Storage 50
21.04.2200. Outdoor Storage and Retail Display 50
21.04.2210. Urban Recreation Special Use 

Standards. 54
21.04.2220. Vehicle Sales, Rentals, Repair, 

and Storage 55
21.04.2230. Wireless Communication Facilities 56

21.04.3000. [RESERVED] 76 

21.04.4000. Temporary Uses 77 
21.04.4010. Temporary Encampments. 81
21.04.4020. Emergency Shelter. 82
21.04.4030. Food Trucks and Other Mobile Vendors 82
21.04.4040. Kiosks and Vending Carts  83

21.04.5000 700. Legal Nonconforming Uses and 
Structures. 84 
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21.04.0010. Land Use Zones Introduction. 

A.  Zones.  

1.  Purpose. The purpose of establishing zones is to: 

a.  Provide a pattern of land use that is consistent with and fulfills the vision of Redmond’s 

Comprehensive Plan; 

b.  Maintain stability of land uses and protect the character of the community by encouraging 

groupings of uses that have compatible characteristics; 

c.  Provide for appropriate, economic, and efficient use of land within the city limits; and 

d.  Provide for coordinated growth and ensure that adequate public facilities and services exist or 

can be provided in order to accommodate growth. 

2.  Establishment of Zones. Zoning districts in the City of Redmond are hereby established as follows: 

• Conservation Open Space (COS) 
• Urban Recreation zone - UR 
• Semi-Rural zone - RA-5 
• Neighborhood Residential – NR 
• Neighborhood Multifamily – NMF 
• Neighborhood Mixed-Use – NMU 
• Corridor Mixed-Use – CMU 
• Urban Mixed-Use - UMU 
• Neighborhood Commercial zones – NC-1, NC-2 
• General Commercial zone – GC 
• Business Park zone - BP 
• Manufacturing Park zone - MP 
• Industry zone - I 
• Regional Retail Design District - RR 
• Bear Creek Design District – BCDD1, BCDD2 
• Marymoor Design District 3 – Marymoor Core (MMC), Marymoor Edge (MME), Marymoor 

Manufacturing (MMM) MDD1, MDD2, MDD3, MDD4, MDD5 
• Northeast Design District - NDD1, NDD2, NDD3 
• Northwest Design District - NWDD 
• Downtown Mixed-Use (DT) zones – Downtown Core (DTC), Downtown Edge (DTE), Old Town 

(OT), Anderson Park (AP), Town Center (TWNC), Valley View (VV), Trestle (TR), Bear Creek 
(BC), Sammamish Trail (SMT), Town Square (TSQ), River Bend (RVBD), River Trail (RVT), Carter 
(CTR), East Hill (EH) 

• Overlake Mixed-Use (OV) zones – Overlake Village (OV) Overlake Business and Advanced 
Technology (OBAT), Overlake Urban Multifamily (OUMF)  
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B. Interpretation and Application 

1.  How Terms Are Defined  

For the purpose of Title 21, certain terms, phrases, words and their derivatives shall have the 
meanings set forth in this title. Where terms are not defined, they shall have their ordinarily 
accepted meanings within the context with which they are used. Webster’s Third New International 
Dictionary of the English Language, Unabridged, copyright 1986 and as subsequently amended, 
shall be considered as providing ordinarily accepted meanings. Words used in the singular include 
the plural and the plural the singular. Words used in the masculine gender include the feminine and 
the feminine the masculine. 

2.  Conflict with Other Code Sections  

In the event of a conflict between provisions within this ordinance, the provision imposing the 
greater restriction shall control, unless otherwise provided.  

3.  General Interpretation & Application Rules 

In the interpretation and application of this title, the provisions set out shall be held to be minimum 
requirements. It is not intended by this title to repeal, abrogate, annul or in any way impair or 
interfere with any other provisions of law or ordinance or any regulations or permits adopted or 
issued pursuant to law.   

21.04.0020. Zoning Map. 

A.  Establishment of Zoning Map. The designation, location and boundaries of the zones established by RZC 
21.04.010.A.2 are as shown and depicted on the Zoning Map(s) of the City, which shall be maintained as 
such and which are hereby incorporated by reference in this section and maintained electronically in the 
City's geographic information system and displayed on the City's website and other locations on the City’s 
web site. Zoning for all land within the City of Redmond is established as shown on the Official Zoning Map. 

B.  Zoning Map Interpretation. Where uncertainty exists as to the location of any boundaries of the zones 
as shown in the Official Zoning Map, the following rules shall apply: 

1.  Where boundaries are indicated as following approximately the centerline of the streets, alleys, 
highways, railroads or watercourses, the actual centerlines shall be considered the boundaries; 

2.  Where boundaries are indicated as following approximate lot lines and are map scaled at not more 
than 20 feet from the lines, the actual lot lines shall be considered the boundaries; 

3.  Where the land is not subdivided or where a zone boundary divides a lot, the boundary shall be 
determined by map scaling unless the actual dimensions are noted on the map; 

4.  Where boundaries are indicated as following lines of ordinary high water, government or meander 
line, the lines shall be considered to be the actual boundaries, and, if they should change, the 
boundaries shall be considered to move with them; 

5.  Where a public right-of-way is vacated, the vacated area shall have the zone classification of the 
adjoining property that it merges with; 
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6.  Where an area with one owner is divided into more than one zone, each portion of the property 
shall have the zone designation indicated, unless subsection B.2 applies. 

7.  Where a single parcel is split between two zones and a portion of the parcel is zoned NR and 
contains critical areas, the outermost boundary of the critical area buffer shall be considered the 
boundary between the two zones. 

C.  Overlay Zones and special districts. Overlay zones impose restrictions on a specific geographic area 
within an existing zone; special districts (see RZC 21.05) may apply any combination of restrictions, 
allowances, and incentive. Property in the these areas remain subject to the restrictions and limitations of 
the underlying zone and the overlay regulations act to supplement but not replace the regulations of the 
underlying zone. 

D.  Concomitant Zoning Agreements and Development Agreements. Concomitant zoning agreements and 
development agreements impose conditions on the development of specific parcels, such as use 
restrictions, mitigation measures, and infrastructure requirements. Properties that are subject to 
concomitant zoning agreements or development agreements are indicated on the Official Zoning Map. 
Copies of such agreements may be obtained from the Planning Department. 

E.  Classification of Newly Annexed Territory. All newly annexed territory shall be designated Semi-Rural 
(RA-5) unless other pre-annexation zoning has been established otherwise zoned. If no pre-annexation 
zoning is established, RA-5 zoning would remain in effect until RZC 21.04.0200020, Zoning Map, is 
amended and the annexed territory is classified in conformance with the Comprehensive Plan. All territory 
annexed to the City shall become subject to the regulations contained in the RZC. 

F.  Unclassified Property. All property not classified by RZC 21.04. 0200020, Zoning Map, is designated RA-5 
until the Zoning Map is amended in conformance with the Comprehensive Plan. 

21.04.0030. Comprehensive Allowed Uses Tables 

A.  Generally. The use tables show the permitted uses within each zone. Please refer to the table notes for 

special use requirements or limitations. Additional restrictions and requirements may apply, as shown in 

the following chapters: 

• For Temporary Uses refer to RZC 21.04.0600 21.46 (not included in RZC Chapter 21.04). 
• For uses in the Shorelines refer to RZC 21.68 (not included in RZC Chapter 21.04). 
• For uses in the Critical Aquifer Recharge Area (CARA) see RZC 21.64.050. 
• For existing non-conforming uses and structures see RZC 21.04.3005000. 

 
B.  Use Permissions.  The permissions of use classes are indicated with the following:   

• “P” where a use class is permitted;  
• “L” where a use class is limited by special regulations;  
• “C” where a Conditional Use permit (CUP) is required; and  
• “N” where a use class is not permitted.   
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1. Uses that are not listed below nor within the associated definition of the individual use category or 
class shall be classified by the Administrator for applicability based on the purpose and intent of the 
zone within which the use is proposed. 

2. Limited (“L”) refers to the use permissions when a use category or class is limited in one or more of 
the following ways.   

a. A broad use category or class is limited to allow or prohibit one or more specific uses within the 
category;  

b. Use is limited to a geographic area or specific location; 

c. Special limitations apply such as size limitations, spacing, etc.  

C. Interpretation of Comprehensive Allowed Use Charts by the Administrator. 

1. Director’s Authority.   

In the case of a question as to the inclusion or exclusion of a particular proposed use in a particular 
use category, the Administrator shall have the authority to make the final determination. The 
Administrator shall make the determination according to the characteristics of the operation of the 
proposed use and based upon the Administrator’s interpretation of the Standard Land Use Coding 
Manual, the Standard Industrial Classification Manual and the North American Industry 
Classification System. 

2. Conflict.   

In the case of a conflict between RZC 21.64.050, Critical Aquifer Recharge Areas the Zoning 
districts (contained in RZC 21.06 through RZC 21.14) and the Comprehensive Allowed Use Charts in 
21.04. 0100 and 21.04.0200, the Comprehensive Allowed Use Chart contained in RZC Chapter 
21.04 RZC 21.64.050 shall prevail. 

3. Appeal.   

An applicant may appeal the final decision of the Administrator pursuant paragraph RZC 
21.76.070.D., Administrative Interpretation and the procedures set forth in RZC Article VI. 

D.  Residential Zones.  
 

Table 21.04.030A 
Comprehensive Allowed Uses Chart: Residential Zones1,2,3 

Online Users: Click on District Abbreviation to View Map --> MDD3 NDD1 
Residential   

Detached dwelling unit P P 

Size-limited dwelling P P 

Cottage P P 

Accessory dwelling unit P P 

Tiny home P P 
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Table 21.04.030A 
Comprehensive Allowed Uses Chart: Residential Zones1,2,3 

Online Users: Click on District Abbreviation to View Map --> MDD3 NDD1 
Attached dwelling unit P P 

Stacked flat P P 

Courtyard apartment P P 

Manufactured home P P 

Multifamily structure P P 

Dormitory P N 

Residential suite P N 

Mixed-use residential structure N N 

Housing services for the elderly P P 

Adult family home P P 

Long-term care facility P P 

Residential care facility P P 

Retirement residence P P 

General Sales or Service   

Retail Sales N N 

Cannabis retail sales N N 

Business and Service N N 

Food and Beverage N N 

Pet and animal sales and service (for veterinary, see Business and 
Service) 

N N 

Hotels, motels, and other accommodation services N N 

Manufacturing and Wholesale Trade   

Manufacturing and Wholesale trade N N 

Artisanal Manufacturing, Retail Sales, and Service N N 

Cannabis processing N N 

Transportation, Communication, Information, and Utilities   

Automobile Parking Facility N N 

Rail transportation N N 

Road, ground passenger, and transit transportation N N 

Truck and freight transportation services N N 

Postal services N N 

Courier and messenger services N N 

Heliport N N 

Float plane facility N N 

Rapid charging station N N 
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Table 21.04.030A 
Comprehensive Allowed Uses Chart: Residential Zones1,2,3 

Online Users: Click on District Abbreviation to View Map --> MDD3 NDD1 
Battery exchange station N N 

Communications and Information N N 

Wireless Communication Facilities P P 

Local utilities P P 

Regional utilities C C 

Solid waste transfer and recycling N N 

Hazardous waste treatment and storage, incidental N N 

Hazardous waste treatment and storage, primary N N 

Water extraction well N N 

Arts, Entertainment and Recreation   

Arts, entertainment, recreation, and assembly  L 

Golf course N N 

Natural and other recreational parks L L 

Adult entertainment facilities N N 

Education, Public Administration, Health Care, and other Institutions   

Educational N N 

Institutional, Health, and Human Services N N 

Day care center N N 

Family day care provider P P 

Faith-Based and Funerary N N 

Secure community transition facility N N 

Construction related business   

Construction related business N N 

Mining and Extraction Establishments   

Mining and extraction establishment N N 

Agriculture   

Crop production N N 

Cannabis production N N 

Animal production N N 

Equestrian facility N N 

Other   

Drive-up stand      

Roadside produce stand P P 

Water-enjoyment use N N 

Wetland mitigation banking N N 
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Table 21.04.030A 
Comprehensive Allowed Uses Chart: Residential Zones1,2,3 

Online Users: Click on District Abbreviation to View Map --> MDD3 NDD1 
Piers, docks, and floats N N 

Water-oriented accessory structure N N 
Notes:   
1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional housing, as defined under 
RCW Chapter 84.36, are allowed in all land use districts where residential dwellings and/or hotel uses are allowed, 
subject to RZC 21.57.010, Permanent Supportive Housing and Transitional Housing. 
2 Emergency housing, as defined under RCW 36.70A.030, and emergency shelter, as defined under RCW 36.70A.030, 
are allowed in all land use districts where hotel uses are allowed, subject to RZC 21.57.020, Emergency Shelter and 
Emergency Housing. 
3 Affordable housing developments are allowed in all land use districts where faith-based uses are allowed, so long as 
that affordable housing development is located on real property owned or controlled by a faith based or religious 
organization at the submittal of a complete building permit application. For affordable housing developed on property 
owned by a faith-based or religious organization, density bonuses may apply, subject to RZC 21.20.060.D. 

 

E.  Nonresidential Zones.  
 
Online Users: Click on District 
Abbreviation to View Map --> 

NC-1 NC-2 GC BP MP I RR BCDD1 BCDD2 NDD2, 
NDD3 MDD4 

Residential 

Detached dwelling unit P P N N N N N P N N N 

Size-limited dwelling P P N N N N N N N N N 

Cottage P P N N N N N N N N N 

Accessory dwelling unit P P N N N N N N N N N 

Tiny home N N N N N N N N N N N 

Attached dwelling unit P P N N N N N N N N N 

Stacked flat N N N N N N N N N N N 

Courtyard apartment N N N N N N N N N N N 

Manufactured home P P N N N N N N N N N 

Multifamily structure P P P N N N N P N N N 

Dormitory N N N N N N N N N N N 

Residential suite N N N N N N N N N N N 

Mixed-use residential 
structure P P P P N N N N N N N 

Housing services for the 
elderly N N N N N N N P N N N 

Adult family home P P N N N N N P N N N 

Long-term care facility N N N N N N N P N N N 

Residential care facility N N N N N N N P N N N 

Retirement residence N N N N N N N P N N N 
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Online Users: Click on District 
Abbreviation to View Map --> 

NC-1 NC-2 GC BP MP I RR BCDD1 BCDD2 NDD2, 
NDD3 MDD4 

General Sales or Service 

Retail Sales L L L L/C L L L N N L L 

Cannabis retail sales N N P P P N P N N N N 

Business and Service L L L L L L L L N L L 

Food and Beverage L L L L P L/C L N N P P 

Animal kennel/shelter  N N P N P N N N N P P 

Pet and animal sales and 
service (for veterinary, see 
Business and Service) 

N N P N P N N N N P P 

Hotels, motels, and other 
accommodation services N N L N N N L N N N N 

Manufacturing and Wholesale Trade 

Manufacturing and 
Wholesale trade N N N P P P P N N P P 

Artisanal Manufacturing, 
Retail Sales, and Service L L P P P P N N N N N 

Cannabis processing N N N P P P P N N N N 

Transportation, Communication, Information, and Utilities 

Automobile Parking Facility N N N P N N N N N N N 

Rail transportation N N N P P P N N N P P 

Road, ground passenger, and 
transit transportation N N P P P P N N N P P 

Truck and freight 
transportation services N N N N P P N N N P P 

Towing operators and auto 
impoundment yards N N N N N N N N N N P 

Postal services N N N N P N N N N P P 

Courier and messenger 
services N N N P N N N N N P N 

Heliport N N N C C C N N N N C 

Float plane facility N N N    N N N N  

Rapid charging station P P P P P P P N N P P 

Battery exchange station P P P P P P P N N P P 

Communications and 
Information P P P P P P P N N P P 

Wireless Communication 
Facilities P P P P P P P P N P P 

Local utilities P P P P P P N N N P P/C 

Regional utilities C C C P P P N N N P P/C 
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Online Users: Click on District 
Abbreviation to View Map --> 

NC-1 NC-2 GC BP MP I RR BCDD1 BCDD2 NDD2, 
NDD3 MDD4 

Solid waste transfer and 
recycling N N N N P P N N N P N 

Hazardous waste treatment 
and storage, incidental N N P P P P N N N P N 

Hazardous waste treatment 
and storage, primary N N N N C P N N N C N 

Water extraction well N N N N N N N N N N N 

Arts, Entertainment, and Recreation 

Arts, entertainment, 
recreation, and assembly L L L L L L N L L P L 

Golf course N N N N N N N N N P N 

Natural and other 
recreational park L L L L L L N L L L L 

Adult entertainment facilities N N N C C C C N N N N 

Education, Public Administration, Health Care, and other Institutions 

Educational  N N N L L N L L N P P 

Government and 
Administration L L P N N N L N N P P 

Institutional, Health and 
Human Services N L L L L N N L N P P 

Day care center N P P P P N P N N P P 

Family day care provider N N N N N N N N N P P 

Faith-Based and Funerary N N P N L/C N N N N P/C P 

Secure community transition 
facility N N N C C C N N N N N 

Construction related business 

Construction related business N N N P P P N N N P P 

Mining and Extraction Establishments 

Mining and extraction 
establishment N N N N N C N N N N N 

Agriculture 

Crop production N N N N N N N P P P N 

Cannabis production N N N N N N N P N N N 

Animal production N N N N N N N N N N N 

Equestrian facility N N N N N N N N N N N 

Other 

Drive-up stand P P P P P N N N N P P 

Roadside produce stand N N N N N N N N N P N 

Kiosk P P P P P N N N N P P 
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Online Users: Click on District 
Abbreviation to View Map --> 

NC-1 NC-2 GC BP MP I RR BCDD1 BCDD2 NDD2, 
NDD3 MDD4 

Vending cart P P P P P N N N N P P 

Water-enjoyment use P P P P P N N N N N N 

Wetland mitigation banking N N N N N N N P P N N 

Piers, docks, and floats N N N N N N N N N N N 

Water-oriented accessory 
structure N N N N N N N N N N N 

Notes:   
1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional housing, as defined under 
RCW Chapter 84.36, are allowed in all land use districts where residential dwellings and/or hotel uses are allowed, 
subject to RZC 21.57.010, Permanent Supportive Housing and Transitional Housing. 
2 Emergency housing, as defined under RCW 36.70A.030, and emergency shelter, as defined under RCW 36.70A.030, 
are allowed in all land use districts where hotel uses are allowed, subject to RZC 21.57.020, Emergency Shelter and 
Emergency Housing. 
3 Affordable housing developments are allowed in all land use districts where faith-based uses are allowed, so long as 
that affordable housing development is located on real property owned or controlled by a faith based or religious 
organization at the submittal of a complete building permit application. For affordable housing developed on property 
owned by a faith-based or religious organization, density bonuses may apply, subject to RZC 21.20.060.D. 
 
F.  Mixed Use Zones.  
 

Table 21.04.030C 
Comprehensive Allowed Uses Chart: Mixed Use Zones1,2,3 

Online Users: Click on District Abbreviation to 
View Map --> 

OT, AP, TWNC, BC, VV, 
TR, SMT, TSQ, RVBD  

RVT, CTR, 
EH  MDD1 MDD2 MDD5 NWDD 

Residential       

Detached dwelling unit N N N N N N 

Size-limited dwelling N N N N N N 

Cottage N N N N N N 

Accessory dwelling unit N N N N N N 

Tiny home N N N N N N 

Attached dwelling unit N N N N P P 

Stacked flat P P N N P P 

Courtyard apartment P P N N P P 

Manufactured home N N N N N N 

Multifamily structure P P P P P P 

Dormitory P P P P P N 

Residential suite P P P P N N 

Mixed-use residential structure P P P P P P 

Housing services for the elderly P P P P P N 

Adult family home N N N N N N 

Long-term care facility P P P P P N 

Residential care facility P P P P P N 
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Table 21.04.030C 
Comprehensive Allowed Uses Chart: Mixed Use Zones1,2,3 

Online Users: Click on District Abbreviation to 
View Map --> 

OT, AP, TWNC, BC, VV, 
TR, SMT, TSQ, RVBD  

RVT, CTR, 
EH  MDD1 MDD2 MDD5 NWDD 

Retirement residence P P P P P N 

General Sales or Service       

Retail Sales L L L L L N 

Cannabis retail sales P N N N N N 

Business and Service P P P P P/C L 

Food and Beverage P P P P P L 

Pet and animal sales and service (for 
veterinary, see Business and Service) P P P P P N 

Hotels, motels, and other accommodation 
services P N P P P N 

Manufacturing and Wholesale Trade       

Manufacturing and Wholesale trade N N P P P N 

Artisanal Manufacturing, Retail Sales, and 
Service L L L L L L 

Cannabis processing N N N N N N 

Transportation, Communication, 
Information, and Utilities       

Automobile Parking Facility P N P P N N 

Rail transportation N N N N N N 

Road, ground passenger, and transit 
transportation P P P P P P 

Truck and freight transportation services N N N N N N 

Towing operators and auto impoundment 
yards  N N P P P N 

Postal services N N N N N N 

Courier and messenger services N N N N N N 

Heliport N N N N N N 

Float plane facility N N N N N N 

Rapid charging station P N P P P P 

Battery exchange station P N P P P N 

Communications and Information P P P P P N 

Wireless Communication Facilities P P P P P P 

Local utilities P P P/C P/C P/C P 

Regional utilities N N P/C P/C P/C C 

Solid waste transfer and recycling N N N N N N 

Hazardous waste treatment and storage, 
incidental N N N N N N 
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Table 21.04.030C 
Comprehensive Allowed Uses Chart: Mixed Use Zones1,2,3 

Online Users: Click on District Abbreviation to 
View Map --> 

OT, AP, TWNC, BC, VV, 
TR, SMT, TSQ, RVBD  

RVT, CTR, 
EH  MDD1 MDD2 MDD5 NWDD 

Hazardous waste treatment and storage, 
primary N N N N N N 

Water extraction well N N N N N N 

Arts, Entertainment and Recreation       

Arts, entertainment, and recreation, and 
assembly P L P P P L 

Golf course N N N N N N 

Natural and other recreational park L L L L L P 

Adult entertainment facilities N N N N N N 

Education, Public Administration, Health 
Care, and other Institutions       

Educational  P P P P P  

Government and Administration P P P P P N 

Institutional, Health and Human Services P P P P P N 

Day care center P P P P P P 

Family day care provider P P P P P N 

Faith-Based and Funerary P P L L L N 

Secure community transition facility N N N N N N 

Construction related business       

Construction related business N N P P P N 

Mining and Extraction Establishments       

Mining and extraction establishment N N N N N N 

Agriculture       

Crop production N N N N N N 

Cannabis production N N N N N N 

Animal production N N N N N N 

Equestrian facility N N N N N N 

Other       

Drive-up stand      P P  

Roadside produce stand N N N N N N 

Water-enjoyment use N N N N N N 

Wetland mitigation banking N N N N N N 

Piers, docks, and floats N N N N N N 

Water-oriented accessory structure N N N N N N 
Notes:   
1 Permanent supportive housing, as defined under RCW Chapter 36.70A, and transitional housing, as defined under 
RCW Chapter 84.36, are allowed in all land use districts where residential dwellings and/or hotel uses are allowed, 
subject to RZC 21.57.010, Permanent Supportive Housing and Transitional Housing. 
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2 Emergency housing, as defined under RCW 36.70A.030, and emergency shelter, as defined under RCW 36.70A.030, 
are allowed in all land use districts where hotel uses are allowed, subject to RZC 21.57.020, Emergency Shelter and 
Emergency Housing. 
3 Affordable housing developments are allowed in all land use districts where faith-based uses are allowed, so long as 
that affordable housing development is located on real property owned or controlled by a faith based or religious 
organization at the submittal of a complete building permit application. For affordable housing developed on property 
owned by a faith-based or religious organization, density bonuses may apply, subject to RZC 21.20.060.D. 
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21.04.0100. RESIDENTIAL USE TABLE 
RESIDENTIAL & LODGING  
USES BY ZONE 
P = A use class is permitted 
L= Limited use, see note number(s) indicated 
C = A Conditional Use permit (CUP) is required 
N = Not permitted.   

NEIGHBORHOOD ZONES CITYWIDE  
MIXED-USE ZONES 

MARYMOOR VILLAGE 
ZONES DOWNTOWN ZONES OVERLAKE ZONES NON-RESIDENTIAL ZONES Notes and References 

NR NMF  NMU CMU UMU MME MMC MMM DTE DTC TWNC OV OBAT OUMF BP MP I UR RA5 COS  

RESIDENTIAL                      

Dwelling unit, Detached 
P P P N N N N N N N N N N N N N N L 7 P N 

See RZC 21.08.290 for cottage housing 
developments; see See RZC 21.04.1160 
21.08.320 for Manufactured Homes 

Dwelling unit, Attached P P P P N P N N P P P N N N N N N N N N See RZC 21.08.060 

Accessory dwelling unit P P P P  N P N N P P P N N N N N N P P N See RZC 21.04.1110 21.08.220 

Tiny home P P P P N P N N P P P N N N N N N L 4 P N See RZC 21.04.1110 21.08.220 

Dwelling unit, multifamily N P P P L 3 P L 3 N P P P L 3 L 3 P N N N N N N See RZC 21.20.060D 

Permanent supportive housing, 
transitional housing P P P P P P P N P P P P P P N N N N N N See RZC 21.57.010 

Mixed-use residential structure N L 5 P P P P P N P P P P P P N N N N N N  

GROUP HOME /  
CONGREGATE HOUSING                      

Dormitory or residential suite  L 8 N P P L 8 N P P P N P P P L 3 L 3 L 3 N N N N N N  

Adult family home P P N N N P P N P P P P P N N N N N P N  

Long-term care facility N C N N P P P N P P P P P N N N N N N N  

Residential care facility C C N N P P P N P P P P P N N N N N C N  

Retirement residence P / C 
6 P / C 6 N N P / C 6 P / C 6 P / C 6 N P / C 6 P / C 6 P / C 6 P / C 6 P / C 6 N N N N N N N A CUP may be required. See note 6. 

Emergency housing or emergency 
shelter N N N N P P P N P P P P P N N N N N N N See RZC 21.57.010 and 21.57.020 

LODGING                      

Bed and breakfast inn or  
boarding house L 2 L 2 L 2 L 2 P P N N P P N P N N 

N N N 
 P / C L 2  N  

A CUP is required for bed and breakfast inns with 
three or more bedrooms. See RZC 21.08.290 for 
Bed and Breakfast Inn 

Hotel or motel N N N P P N P N N P P P P N N N N  N N  N   
 

NOTES AND LIMITATIONS: 
1. Affordable housing developments are allowed in all land use districts where faith-based uses are allowed, so long as that affordable housing development is located on real property owned or controlled by a faith based or religious organization at the submittal of a complete building permit application. 

For affordable housing developed on property owned by a faith-based or religious organization, density bonuses may apply, subject to RZC 21.20.060.D. 
2. Limited to bed and breakfast inns. No more than eight rental rooms are permitted. 
3. Limited to mixed-use developments. Not permitted as a stand-alone use. Administrator may approve an exception where:  

a. Site conditions (including but not limited to parcel size and/or slope) substantially limit mixed-use viability; or 
b. The street frontage is to a Neighborhood Street (see RZC 21.12.510); or 
c. Ground floor residential is allowed. 

4. One tiny home is allowed for each allowed dwelling unit. Where only one primary dwelling is on a lot, two tiny homes are allowed. 
5. Maximum commercial sq ft per Table 21.08.200.D. 
6. If a development is not to be subdivided or sold as a condominium, then a conditional use permit shall be required for the retirement residence rather than a subdivision or binding site plan. 
7. Permitted use only for dwelling units occupied by those engaged in crop production on the property or operating a stable on the property and accessory dwelling units. 
8. Limited to developments with six or more dwelling units per lot. Not permitted for developments with less than six dwelling units per lot. 
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21.04.0200. NON-RESIDENTIAL USE TABLE 
NON-RESIDENTIAL USES  
BY ZONE 
P = A use class is permitted 
L= Limited use, see note number(s) indicated 
C = A Conditional Use permit (CUP) is required 
N = Not permitted.   

NEIGHBORHOOD ZONES CITYWIDE  
MIXED-USE ZONES 

MARYMOOR VILLAGE 
ZONES DOWNTOWN ZONES OVERLAKE ZONES NON-RESIDENTIAL ZONES Notes and References 

NR NMF  NMU CMU UMU MME MMC MMM DTE DTC TWNC OV OBAT OUMF BP MP I UR RA5 COS  

GENERAL SALES OR SERVICE 

Retail sales N N L 1, 2 L 2 L 2 L 1, 2 L 2 L2, 7J L 1, 2, 3e L 2 L 2 L 1, 2 L 1, 2 L 1, 2, 3A, 
3B, 3C 

L 2, 20 / 
C 

L 2, 15, 
16 / C 

L 2, 14, 
23, 24, 

25 
N N N 

Gasoline sales requires a CUP.  
For kiosks and other temporary uses see RZC 
21.04.0600 46. 
For animal sales see RZC 21.04.2040.  
For vehicle sale see RZC 21.04.2220. 

Cannabis retail sales  N N N P P N N N P P P P P N P L 15 N N N N See RZC 21.04.2070 RZC Chapter 21.41 

Business and service N N L 1 P P P P L 7J P P P L 3E / C L 3E L 1, 3A, 
3B, 3C, 3E L 21 

L 2, 7F, 
7G, 7H, 

16 
L 2, 23 N N N A CUP is required for auto rental and animal sales 

and services.  

Food and beverage N N L 1 P P P P L 1, 17, 
18, 19a P P P L 4 P L 1, 4 L 17, 18, 

19b 
L 10, 17, 
18, 19a 

L 17, 18, 
19b / C N N N For food carts, food trucks, and other temporary 

uses see RZC 21.04.0600 46 

Food truck, pop-up retail court N L 1 L 1 P P P P N P P N P P N P P P N N N See RZC 21.04.2140 

Drive-up stand N N N P P P P P P P P P P N P P N N N N See RZC 21.04.2090 

Animal kennel/shelter N N N P L 1 L 1 L 1 N L 1 L 1 L 1 L 1 L 1 N N L 15 N L 15 C N See RZC 21.04.2040 08.250 

ARTS, ENTERTAINMENT, AND RECREATION 

Arts, entertainment,  
recreation, and assembly 

L 
1,7a, 
7b, 
7c  
/ C 

L 1, 7a, 
7b, 7c  

/ C 
L 1 / C P P P P C P P P P P L 1,7 / C L 22 P N C C C 

A CUP is required for athletic, sports, and play fields, 
marine recreation, and commercial swimming pools.  
See RZC 21.04.2210 060 and 21.04.2050 
For special regulation for uses in the UR zone 
see RZC 21.04.2210. 

Golf course L 2 / 
C L 2 / C N N N N N N N N N N N N N N N L 2 / C L 2 / C N See RZC 21.04.2210 060 

Natural and other recreational 
park P / C P / C C P P P P P P P P P P P P P P P P / C C A CUP is required for commercial facilities. 

See RZC 21.04.2210 06.060. 

Adult entertainment facilities N N N N C N N N N N N N N N C C C N N N See 21.04.2030 

EDUCATION, PUBLIC ADMINISTRATION, HEALTH, AND OTHER INSTITUTIONS 

Education, Public 
Administration, Health Care and 
other Institution 

L1 / 
C L1 / C L 1/ C P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C L 2, 7D, 

15 / C N N L 26 / C N 
A CUP is required for educational facilities with 
capacity >150 full-time-equivalent students. 
A CUP is required in the RA-5 zoning district. 

Day care center L 13 
/ C L 13 / C L 13 P P P P P P P P P P P P L 15 N N N N A CUP is required in NR and NMF. See RZC 

21.04.2080  08.310. 

Family day care provider P P P P P P P P P P P P P P N N N N P P See RZC 21.04.0340 

Faith-based L 10  
P / C 

L 10  
P / C N P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C P / C N N N N A CUP is required for uses with over 250 seats. 

See RZC 21.04.2130 08.280 

Funerary L 10  
P / C 

L 10  
P / C 

N N P N P P P / C P / C P / C P / C P / C N N P / C N N N N A CUP is required for uses with over 250 seats  
See RZC 21.04.2130 08.280 

Secure community transition 
facility N N N N N N N N N N N N N N C C C N N N See RZC 21.76.070.M 
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NON-RESIDENTIAL USES  
BY ZONE 
P = A use class is permitted 
L= Limited use, see note number(s) indicated 
C = A Conditional Use permit (CUP) is required 
N = Not permitted.   

NEIGHBORHOOD ZONES CITYWIDE  
MIXED-USE ZONES 

MARYMOOR VILLAGE 
ZONES DOWNTOWN ZONES OVERLAKE ZONES NON-RESIDENTIAL ZONES Notes and References 

NR NMF  NMU CMU UMU MME MMC MMM DTE DTC TWNC OV OBAT OUMF BP MP I UR RA5 COS  

MANUFACTURING AND WHOLESALE TRADE 

Manufacturing and  
wholesale trade N N N N L 2 N L 1, 2 L 1, 2 N N N L 3D L 3D N L 2 L 2 L 2 N N N See RZC 21.04.2170 

Artisanal manufacturing, retail 
sales, and service N N L 1 L 1 P L 1 P P L 1 L 1 L 1 L 1,3E L 1,3E N P L 2 L 2 N N N  

Cannabis processing N N N N N N N N N N N N N N P P P N N N RZC 21.04.2070 RZC Chapter 21.41 

TRANSPORTATION, COMMUNICATION, AND UTILITIES 

Postal services N N N N N N N P P P P P P N N P N N N N  

Automobile parking facility N N N N L N P N N P P N N N P N N N N N  
Truck and freight transportation  N N N N N N N P N N N N N N N L 2 L 2 N N N See RZC 21.04.2220 

Towing operators and auto 
impoundment yards N N N N N N N N N N N N N N N P L 2 N N N See RZC 21.04.2220 
Road, ground passenger, and 
transit transportation N N N N P L 1 L 1 P N P P P P N P P P N N N  

Rail transportation N N N N N N N N N N N N N N N P P N N N  

Heliport L 9 / 
C L 9 / C N N P N C C N N N N N N C C C N N N A CUP is required (excluding medical airlift). 

Rapid charging station N N N P P L 14 P P P P P L 1, 3E / C L 1, 3E / C L 1, 3E / C L 14 L 14 L 14 N N N  

Wireless communication 
facilities P P L 1 / C P P L 1 / C P P L 1 / C P P L 1 / C L 1 / C P P P P N P P 

See RZC 21.04.2230 RZC 21.56. A CUP is required 
for large satellite dishes; amateur radio tower; 
antenna array, base station, and support 
structures. 

Local utilities P P L 1 / C L 1 / C P L 1 / C L 1 / C L 1 / C P P P P / C P / C P / C P P P N P P A CUP is required if 40 feet in height or greater. 

Regional utilities L 1 / 
C L 1 / C L 1 / C L 1 / C L 1 / C L 1 / C L 1 / C L 1 / C L 1 / C L 1 / C L 1 / C P / C P / C P / C P P P N C C A CUP is required if 40 feet in height or greater. 

Solid waste transfer and 
recycling N N N N N N N N N N N N N N N L 2 L 2 N N N  

Hazardous waste treatment 
and storage, incidental N N N N N N N N N N N N N N L 2 L 2 L 2 N N N See RZC 21.04.2160 

Hazardous waste treatment 
and storage, primary N N N N N N N N N N N N N N N L 2 / C L 2 N N N See RZC 21.04.2160 

Water extraction well N N N N N N N N N N N N N N N N N L 2 N N  

AGRICULTURE 

Animal production N N N N N N N N N N N N N N N N N L 11 L 11 N See RZC 21.04.2040 

Crop production P P P N N P N N P N N P P P N N N P P N  

Cannabis production N N N N N N N N N N N N N N N N N N N N See RZC 21.04.2070 RZC Chapter 21.41 

Equestrian facility L 12 
/ C N N N N N N N N N N N N N N N N NP P N See RZC 21.08.250 

Roadside Produce Stand P P P P P P P N P P P P P N N N N P P N  

OTHER 

Construction-related business N N N N N N N P N N N L 3D, 3E, 6 L 3D, 3E, 6 N P L2 L 2 N N N  
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NON-RESIDENTIAL USES  
BY ZONE 
P = A use class is permitted 
L= Limited use, see note number(s) indicated 
C = A Conditional Use permit (CUP) is required 
N = Not permitted.   

NEIGHBORHOOD ZONES CITYWIDE  
MIXED-USE ZONES 

MARYMOOR VILLAGE 
ZONES DOWNTOWN ZONES OVERLAKE ZONES NON-RESIDENTIAL ZONES Notes and References 

NR NMF  NMU CMU UMU MME MMC MMM DTE DTC TWNC OV OBAT OUMF BP MP I UR RA5 COS  

Mining and extraction 
establishment N N N N N N N N N N N N N N N N L 2 / C N N N See RZC 21.04.2180 

Wetland mitigation banking N N N N N N N N N N N N N N N N N P P P  

NOTES AND LIMITATIONS: 

1. Shall not be materially detrimental in terms of noise, truck traffic, vibrations, odors, and other potential operational impacts with neighboring residential units or nearby mixed-use/residential developments. Application of this note is limited in the MMC and MMM zoning 
districts to new structures permitted after June 17, 2017.   

2. For properties in a CARA this use may be restricted or prohibited. See RZC 21.64.050. 
3. Uses Not Permitted: 

A. Gasoline service;  
B. Outdoor automobile sales, rental or service;  
C. Rental storage and mini-warehouses. 
D. Warehouse and storage services.  
E. Outdoor Storage 
F. Drive Through  

4. Limited to less than 75,000 square feet gross floor area in a single use. 
5. Membership wholesale/retail warehouse limited to showroom only with a maximum size of 75,000 square feet gross floor area. 
6. Administrative office/business functions only. 
7. Is limited to:  

a. Athletic, sports, and play fields;  
b. Marine recreation;  
c. Commercial swimming pools; 
d. Educational facilities allowed in MP zone outside of MP Overlay but limited to technical, trade, and other specialty schools only.  
e. Animal kennels. 
f. Real estate services limited to mini-warehouse/self-storage only. 
g. Professional services limited to research and development services and other uses that support another permitted use within the MP zone only. 
h. Administrative services limited to corporate headquarters and regional offices associated with manufacturing and wholesale trade uses within an MP zone. 
i. Athletic club or fitness center. 
j. Repair and rental of goods. 

8. Includes noncommercial indoor recreation uses, such as community clubhouses, indoor swimming pools, and other similar facilities. 
9. Permitted only abutting Lake Sammamish. Excludes medical airlift. 
10. Permitted use if less than 250 seats. Limited to mixed-use developments. Not permitted as a stand-alone use. 
11. All commercial livestock, dairy and fowl enterprises limited to lots 35,000 sq ft in size or larger, and must meet Seattle-King County Health Department regulations and the regulations of the Redmond Municipal Code. Personal, noncommercial livestock, dairy, and fowl activities 

are considered an accessory use and are allowed provided that all Health Department and Municipal Code requirements are met. 
12. Limited to lots 35,000 sq ft or larger.  
13. Day care uses are only permitted in a building or building complex used for other uses, such as a school, church, meeting hall, or some other building used for more than one purpose. 
14. Shall not be located on a parcel that abuts a Neighborhood Residential or Neighborhood Multifamily zone. RZC 21.04.030, Comprehensive Allowed Uses Chart. 
15. Only allowed in the MP Overlay (see note 7D for educational facilities). 
16. Limited to MP Overlay only: Pet and animal sales or services (except veterinary), limited to ambulatory and outpatient health care services, health and personal care, and finance and insurance. 
17. Shall be located in multi-tenant building or a single building in a multibuilding, multi-tenant complex. 
18. Fifty-person seating capacity, except when associated with manufacture of food or kindred products. In that case, maximum is 100-person seating capacity, so long as the seating area does not occupy more than 25 percent of combined gross floor area. The seating limit does not 

apply when the use is secondary to a winery or brewery, but the 25 percent limit continues to apply. 
19. Hours of operation limited to: 

a. 6 a.m. – 12 a.m.in the MMM and MP zoning districts. 
b. 6 a.m. – 10 p.m. in the BP and I zoning districts. 

20. Not permitted north of NE 90th St. and west of Willows Road. 
21. Finance and insurance, convenience use, and personal services uses: 
 a. Permitted in Willows/Rose Hill Neighborhood north of NE 95th St. only. 
 b. Must be closed a minimum of four hours in any 24-hour period. 
 c. Minimum size per tenant is 1,000 sq. ft. gfa. 
 d. Maximum size per tenant is 20,000 sq. ft. gfa. 
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 e. Shall be secondary use in multi-tenant building; shall not be located in separate building containing only convenience uses. 
22. Maximum size is 30,000 sq. ft. gfa in Willows/Rose Hill Neighborhood north of NE 95th Street. 
23. For automobile sales, service, or repair: 

a. May occupy up to 25 percent of the combined gross floor area. 
b. Vehicle display area shall be outside of required parking and landscape areas. 
c. Vehicles shall be stored on paved surfaces. 
d. Advertising signs are not permitted on the outside of vehicles. Signs providing information about the vehicle, such as year, make, model, etc., may be displayed on the outside of or in the windows of vehicles. 
e. Vehicle repair shall be conducted indoors. 

24. Outdoor loudspeaker systems are prohibited. 
25. Razor wire, chain link, and barbed wire fences prohibited on street or access frontage. 
26. Limited to government and administration uses only. 
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21.04.1000. 0300 SPECIAL REGULATIONS FOR RESIDENTIAL USES [RESERVED] 
 

21.04.1110. Accessory Dwelling Units and Tiny Homes 
A.  Purpose. The purpose of the accessory dwelling unit (ADU) and tiny home provisions is to: 

1.  Provide a housing type that responds to changing needs and lifestyles (e.g., small families, 
retired couples) and that allows persons of all ages and incomes to live in a neighborhood by 
promoting diversity in the size, type, and price of new single-family development; 

2.  Enhance opportunities for ownership housing; 

3.  Better utilize existing infrastructure and community resources; 

4.  Add to Redmond’s stock of affordable dwelling units; and 

5.  Ensure that ADUs and Tiny Homes are compatible with surrounding land uses by 
appropriately regulating their bulk, size and scale. 

B.  Applicability. The provisions of this section apply to all accessory dwelling units and Tiny Homes. 

C.  Requirements.  

1.  Number of ADUs. Two ADUs or tiny homes shall be allowed on each residential lot. 

2.  Location.  

a.  An ADU may be added to or included within the primary unit, or located in a 
detached structure on the same lot as the primary dwelling unit. 

b.  Detached ADUs and the primary dwelling unit must each conform to all lot coverage 
restrictions and any other standards or regulations required of a detached dwelling unit 
in a residential zone. Detached ADUs may be sited immediately abutting a lot line if the 
lot line abuts a public alley or right of way, overriding other setback regulations. 

c.  Tiny homes located within public view shall provide landscaping to fully screen the 
tandem axle trailer or similar configuration of trailer base. 

3.  Size/Scale.  

a.  The total square footage of an ADU shall not exceed 1,000 square feet. 

b.  If an ADU occupies an entire single floor of the primary dwelling unit, the 
Administrator may allow for an increase in the allowed size of the ADU in order to 
efficiently use all of the floor area, so long as all other standards of this section are met. 

c.  If the site size is larger than 10,000 square feet, the Administrator may allow for an 
increase in the allowed size of the ADU so long as all other standards of this section are 
met and the following criteria are met: 

i.  The ADU is an affordable housing unit; or 

ii.  A public benefit is provided as deemed appropriate by the Administrator.  

d.  A tiny home shall not exceed 400 square feet in size. 

4.  Home business shall be allowed, subject to existing regulations, in both the ADU and the 
primary unit. 
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5.  Affordability Requirement. ADUs shall not be used to meet any requirement to provide 
affordable dwelling units per RZC Chapter 21.20, Affordable Housing. 

6.  Applicable Codes - ADUs. The portion of the dwelling in which the accessory dwelling unit is 
proposed must comply with all standards for health and safety contained in all applicable codes, 
with the exception of the ceiling height requirements of the International Building Code. The 
Building Official may waive the ceiling height requirements of this chapter if it is determined 
that the structure was built in compliance with past building code requirements. 

 

21.04.1120 Accessory Structures 
A.  Purpose. The purpose of the accessory structures provisions is to allow for the opportunity to add 
additional structures to residential property for the purpose of increased storage space, work space, or 
other uses that would not qualify it as a dwelling unit. 

B.  Applicability. Accessory structures are allowed in all neighborhood zones of the City as an accessory 
use to an existing dwelling unit. 

C.  Requirements.  

1.  Height. Accessory structures may not exceed 22 feet in height, with the exception of 
accessory structures that contain accessory dwelling units, which shall not exceed the height 
maximum of the underlying zone. 

2.  Size.  

a.  Total square footage for the footprint of the accessory structures may not exceed 60 
percent of the footprint of the living area on the ground floor (excluding garage) of the 
primary dwelling unit. 

b.  In no case shall the total square footage of the accessory dwelling unit portion of an 
accessory structure exceed 1,000 square feet. 

3.  Building Separation. Unless the International Building Code or International Fire Code 
dictates otherwise, there shall be no minimum building separation for accessory structures. 

4.  Location. Accessory structures are prohibited within the front yard setback, with the 
exception of garages where lot size or lot configuration are not supportive of lessening the 
dominant appearance of a garage, such as where lot width measured at the front street is less 
than 50 feet, where steep grades are present, or when compliance with this section would 
endanger or impair pedestrian and vehicular safety. 

5.  Accessory Structure Setbacks. Side interior and rear setbacks (but not side street) for 

accessory structures in the Neighborhood Multifamily zone are five feet. In the Neighborhood 

Residential Zone and the Neighborhood Mixed-Use Zone, accessory structures shall comply 

with the underlying setback regulations of the zone. 

21.04.1125. Conversions of Existing Buildings to Residential Uses 

A. Purpose. The purpose of the conversion provisions is to facilitate the conversion of existing buildings 
that are zoned for commercial or mixed-use uses to residential uses, for the purpose of creating new 
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housing units in existing buildings. These provisions support serving the City’s housing needs and 
compliance with state requirements. The intent of these provisions is to fully comply with state 
requirements (RCW 35A.21.440, RCW 43.21C.450, and RCW 19.27A.270) related to conversions of 
existing buildings to residential uses. 

B. Applicability. Existing buildings constructed for commercial or mixed-use uses. For the purpose of 
this section, "existing building" means a building that received a certificate of occupancy at least 
three years prior to the permit application to add housing units. “Existing building” has the same 
meaning as explained in RCW 35A.21.440, and as thereafter amended. 

C. Special Allowances. For compliance with state requirements, for applications related to the 
conversion of existing buildings that are constructed for commercial or mixed-use uses to residential 
uses, the City review process shall not restrict or impose the following: 

1. A restriction on housing unit density that prevents the addition of housing units at a 
density up to 50 percent more than what is allowed in the underlying zone if 
constructed entirely within an existing building envelope in a building located within a 
zone that permits multifamily housing, provided that generally applicable health and 
safety standards, including but not limited to building code standards and fire and life 
safety standards, can be met within the building;  

2. Impose parking requirements on the addition of dwelling units or living units added 
within an existing building, however, cities may require the retention of existing parking 
that is required to satisfy existing City residential parking requirements and for 
nonresidential uses that remain after the new units are added; 

3. With the exception of emergency housing and transitional housing uses, impose 
permitting requirements on the use of an existing building for residential purposes 
beyond those requirements generally applicable to all residential development within 
the building's zone; 

4. Impose design standard requirements, including setbacks, lot coverage, and floor area 
ratio requirements, on the use of an existing building for residential purposes beyond 
those requirements generally applicable to all residential development within the 
building's zone; 

5. Impose exterior design or architectural requirements on the residential use of an 
existing building beyond those necessary for health and safety of the use of the interior 
of the building or to preserve character-defining streetscapes, unless the building is a 
designated landmark or is within a historic district established through a local 
preservation ordinance; 

6. Prohibit the addition of housing units in any specific part of a building except ground 
floor commercial or retail that is required by RZC standards, unless the addition of the 
units would violate applicable building codes or health and safety standards; 

7. Require unchanged portions of an existing building used for residential purposes to 
meet the current energy code solely because of the addition of new dwelling units 
within the building, however, if any portion of an existing building is converted to new 
dwelling units, each of those new units must meet the requirements of the current 
energy code; 

8. Deny a building permit application for the addition of housing units within an existing 
building due to nonconformity regarding parking, height, setbacks, elevator size for 
gurney transport, or modulation, unless the Administrator makes written findings that 
the nonconformity is causing a significant detriment to the surrounding area; or 
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9. Require a transportation concurrency study under RCW 36.70A.070 or an environmental 
study under chapter 43.21C RCW based on the addition of residential units within an 
existing building. 

D. Life Safety Standards. Nothing in this section shall require the City to approve a building permit 
application for the addition of housing units constructed entirely within an existing building 
envelope in a building located within a zone that permits multifamily housing in cases in which the 
building cannot satisfy life safety standards. 

 

 

21.04.1130 Cottage Housing [RESERVED] 
 

21.04.1140 [RESERVED] 
 

21.04.1150 Home-Based Businesses 
A.  Purpose. The purpose of the home business regulations is to allow for limited commercial activity 
within dwelling units while ensuring that commercial activity remains incidental to the primary use and 
does not create disproportionate levels of noise, traffic, safety hazards, or other public nuisances. 

B.  Applicability. Home businesses are allowed in all neighborhood, mixed-use and center zones of the 
City as an accessory use to an existing dwelling unit. A business license is required for all home 
businesses. In addition, the Administrator may impose conditions to mitigate any potential adverse 
impacts on surrounding uses and may consider the need to limit the hours of operation of a home 
business. 

C.  Requirements. The following standards shall apply to all home businesses. An applicant wishing to 
apply for a business license for a home business must demonstrate compliance with these standards 
prior to obtaining a business license. 

1.  Number. Any number of home businesses may be conducted within any single dwelling unit, 
including an accessory dwelling unit and all accessory structures; provided, that the combined 
impacts of any and all businesses do not exceed the limits set forth in this section. 

2.  Size. No more than 49 percent of the gross floor area of the principal dwelling unit may be 
used for the home business. In the case of home businesses being conducted within accessory 
structures or detached accessory dwelling units, there shall be no size restriction placed upon 
the usable area for the home business. 

3.  Residency. A home business must be conducted by a person who resides in the dwelling 
unit. Floor space in either the primary dwelling unit or an accessory structure may not be rented 
out to persons not residing within the primary dwelling unit or accessory dwelling unit for 
business purposes. 

4.  Home businesses shall not be materially detrimental in terms of noise, traffic, vibrations, 
odors, and other potential operational impacts to neighboring residential units or nearby mixed-
use/residential developments. No toxic, explosive, flammable, combustible, corrosive, etiologic, 
radioactive, or other restricted materials shall be used or stored on the site.  
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5.  Business Traffic.  

a. Vehicle trips. No combination of visitors, customers, and/or deliveries may exceed a 
total of forty vehicle trips per day. 

b.  Visitors, customers, and deliveries to home businesses shall be prohibited before 7 
a.m. and after 8 p.m. unless authorized by the Administrator.  

6.  Vehicles.  

a.  Vehicles larger than 10,000 pounds gross weight shall not be operated out of the 
premises or park on the property or adjacent streets. No more than one vehicle used in 
the business may be parked on the premises or operated out of the premises when the 
business is located in a Neighborhood Residential zone. 

b.  Home businesses operated in multifamily and mixed-use zones shall be prohibited 
from parking or storing vehicles other than personal vehicles permitted on site by the 
underlying zone or authorized by a mobility management program. 

7.  Parking. The home business shall not displace or impede the use of required parking spaces 
for primary or accessory dwelling units. 

8.  Utility Demand. Utility demand (water, sewer, or garbage) shall not exceed normal 
residential levels. 

9.  Applicable Codes. Structures must meet City building, construction, fire and land use 
regulations. 

10.  Motor Vehicle-Related Home Businesses.  

a.  Office-only activities for motor vehicle-related uses may be allowed as home 
businesses, provided all other requirements of this section are met. 

b.  Office-only motor vehicle-related home businesses and stock-in-trade within the 
residence may be allowed, provided that the following activities related to the office use 
are performed at other locations: washing and waxing, paint striping and detail 
application, window repair or replacement, and repairing and tuning of boats. 

c.  Except as provided in subsections C.7 and C.10.b of this section and for businesses 
legally licensed as such within the City of Redmond as of June 14, 1995, no motor 
vehicle-related businesses shall be allowed as home businesses, including, but not 
limited to: auto, truck, or heavy equipment repair; body work, welding, detailing, or 
painting; or taxicab, van shuttle, limousine, or other transportation services. 

11.  Family Day Care Providers.  

a.  Family day care providers are permitted as home businesses as permitted or limited 
by the underlying zone. 

b.  Family day care providers shall obtain a business license and maintain the City of 
Redmond license as long as the use operates. 

c.  The family day care provider shall not care for more than 12 children at any time or 
as licensed pursuant to a waiver granted by the Washington State Department of 
Children, Youth, and Families per Chapter 43.216 RCW and Chapter 110-300 WAC, now 
or as hereafter amended. 
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i. Family day care providers are encouraged to request from the City of 
Redmond pre-application review of proposed waivers to the number of children 
to be cared for at any time in advance of application to the State.  

d.  Family day care facilities are required to adhere to all standards prescribed in this 
section for home businesses, except that: 

i.  Family day care facilities are exempt from the limitations on business traffic 
to and from the facility as specified in subsection C.5 of this section. 

ii.  The amount of gross floor area within the principal dwelling unit that may be 
devoted to the family day care business shall be the minimum number of square 
feet required by the State. 

iii.  Family day care providers may have two additional employees on the 
premises at a time outside the family group that reside on the premises 
engaged in the family day care home business. 

A. Family day care providers may exceed two additional employees 
outside the family group up to the number of employees required to 
comply with the terms of the waiver issued by the State. 

e.  Family day care providers may operate from 5:00 5:30 a.m. to 10:00 9:00 p.m. 

f.  Family day care providers shall comply with all building, fire, safety, and health 
codes. 
i. Family day care providers that receive a waiver from the State to increase the number 
of children permitted under the terms of their license shall request an inspection from 
the City of Redmond, and any other agencies with jurisdiction, to confirm that 
operations comply with all building, fire, safety, and health codes. This inspection shall 
be performed, and compliance with applicable building, fire, safety, and health codes 
shall be confirmed in advance of the operation receiving an updated business license. 
g.  Family day care providers shall obtain all required state approvals. The State shall 
certify that the proposed family day care provider will have a safe passenger-loading 
area. The family day care provider shall provide the City with a copy of the state license. 

12.  Cannabis-related Home Businesses. No cannabis production, cannabis processing or cannabis 
retail sales shall be allowed as a home business. 

 

21.04.1160. Manufactured and Mobile Homes 
A.  Purpose. The purpose of regulations related to designated manufactured homes, manufactured 
homes, and mobile homes is to allow for opportunities for reduced building and infrastructure costs for 
households interested in affordable housing options. 

B.  Applicability. Designated manufactured homes may be sited on individual residential lots in the 
same manner to the same manner and to the same extent as a detached single-family dwelling unit. 
Manufactured homes and mobile homes may be sited only within manufactured home parks or mobile 
home parks. Manufactured home parks and mobile home parks are allowed through the subdivision and 
binding site plan processes in zones RA-5, NR, and NMF. 

C.  Requirements for Designated Manufactured Homes. Designated manufactured homes must be 
attached to a foundation in accordance with state regulations. Designated manufactured homes shall be 

300



Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 26 of 86 

 

 

 

subject to all of the land use, density, site requirements and development standards of the underlying 
zone. 

D.  Requirements for Manufactured Home Parks and Mobile Home Parks. New manufactured home 
parks and mobile home parks are subject to all of the land use, density, site requirements and 
development standards of the underlying zone with the following exceptions: 

1.  Size. A manufactured home park or mobile home park shall be at least one acre in area. 

2.  Allowed Uses. A manufactured home park or mobile home park may include either mobile or 
manufactured housing provided that the mobile homes meet the minimum livability and safety 
requirements set forth in the Redmond Building Code. A manufactured home park or mobile 
home park may also include: an office for the use of a manager, a common laundry facility for 
use of the tenants, a common recreation facility for primary use of the tenants, a common 
storage area, or an on-site day care facility. 

3.  Separation. A minimum of ten feet of separation shall be maintained between all units which 
shall include modular or site built additions, decks, porches or roof structures excluding decks, 
patios, or walkways less than 30 inches above grade. Exceptions may be made to allow carports 
constructed of nonflammable materials, in which case the minimum separation shall be five feet 
from that carport to the neighboring unit. Accessory structures shall maintain the following 
separations: 

a.  Ten feet to mobile homes or manufactured homes on adjacent spaces; 

b.  Five feet to accessory structures of mobile homes or manufactured homes on 
adjacent spaces; 

c.  Five feet to the mobile home, manufactured home, or other accessory structures on 
the same space, except for a carport or garage which may be attached to the mobile 
home or manufactured home; this separation may be waived when accessory structures 
are constructed of nonflammable materials. 

4.  Coverage/Impervious Surface Area. A manufactured home park or mobile home park shall be 
exempt from the structure coverage and impervious surface area requirements set forth in the 
zone summary for the applicable residential zone. (See RZC 21.08.200.) 

5.  Access and Driveways.  

a.  Internal roads and sidewalks shall provide access to each mobile home or 
manufactured home space and shall be constructed in accordance with the adopted City 
of Redmond road standards for residential local access streets or private streets. 

b.  Private streets may be used provided that such streets do not directly connect two 
or more points of vehicular access to the park, provided that no roadway shall exceed 
150 feet in length without providing a fire vehicle turnaround area, and provided that 
the roadway is not intended to accommodate required parking. 

c.  Driveways must be spaced to maximize the distance between one driveway and 
another and between driveways and road intersections. Driveways shall be aligned 
wherever possible with existing driveways on the opposite side of the street. Joint use 
of driveways is allowed. 
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d.  Skirting and foundations. All mobile homes supported by piers shall be fully skirted. 
All manufactured homes must be attached to a foundation in accordance with state 
regulations. 

e.  Recreational Vehicles. No spaces or pads in a manufactured home park or mobile 
home park may be used to accommodate recreational vehicles. A manufactured home 
park or mobile home park may include a storage area for recreational vehicles owned by 
the residents of the park provided the storage area contains no utility hook-ups and 
recreational vehicles within the storage area are not used as living quarters. 

E.  Nonconforming Mobile Home Parks.  

1.  Standards. Mobile home parks established prior to the effective date of this code shall 
continue to be governed by all standards relating to density, setbacks, landscaping and off-
street parking in effect at the time they were approved. 

2.  New Structures. The replacement of mobile homes in existing mobile home parks shall be 
governed by the site requirements in effect when the parks were approved. Where internal 
setbacks are not specified, the average of the prevailing setbacks on the pads to either side of 
the proposed new or replacement structure shall apply. New accessory structures must meet 
the setback requirements of conforming mobile parks unless the existing setbacks create an 
inability to meet these standards in which case the accessory structure shall be made of a 
fireproof material. Replacement mobile homes in nonconforming mobile home parks must be 
fully secured to the ground as required by the Redmond Building Code, fully skirted, and the 
structure must meet the minimum livability and safety requirements of the Redmond Building 
Code. 

3.  Recreational Vehicles. No spaces or pads in an existing mobile home park shall be used to 
accommodate recreational vehicles except where the spaces or pads were specifically for 
recreational vehicles at the time the park was established. 

4.  Enlargement. A nonconforming mobile home park may be enlarged provided the proposed 
enlargement meets the standards set forth for new mobile home parks in this section. 

 

21.04.1170. Pet Waste Stations 
A.  Purpose. The purpose of this section is to ensure that newly constructed multifamily residential 
developments provide and maintain pet waste stations. 

B.  Applicability. The provisions of this section apply to all newly constructed multifamily residential 
developments within the City. 

C.  Pet Waste Station Requirements. The following requirements for pet waste stations shall be 
incorporated into the design of multifamily development. 
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Table 21.04.1170. Pet Waste Station Requirements 

Zoning Requirement 

NMF zone One pet waste station, consisting of bag dispenser and 
garbage container, shall be installed and maintained in a 
publicly accessible and highly visible location 

Multifamily and Mixed-Use developments 
with housing units in centers or mixed-
use zones 

Two pet waste stations, consisting of bag dispenser and 
garbage container, shall be installed and maintained in 
two separate publicly accessible and highly visible 
locations 

 

D.  General Standards. The following provisions shall apply to the installation and maintenance of pet 
waste stations: 

1. Pet waste stations shall be incorporated into the layout of the project and identified on civil 
plans. 

2. Installation shall allow for safe ingress and egress to the site, fire access, visibility for 
transportation, and pedestrian access. 

3. Pet waste stations shall be co-located with outdoor garbage containers or have garbage 
containers incorporated into the design. 

4. Pet waste stations shall be installed, outside of critical areas and their buffers, utility 
corridors, easements, or rights-of-way. 

5. Pet off-leash areas provided in conjunction with pet waste station shall be designed to 
capture waste and not infiltrate directly into stormwater infrastructure or permeable surfaces. 

6. Maintenance. Property owners and/or managers shall be responsible for supplying bags and 
emptying trash containers associated with pet waste stations. 

E.  Review and Approval. The proposed site plan including a pet waste station detail shall be submitted 
to the City for review and approval at site plan entitlement. 

 

21.04.1180. RESERVED 

 

21.04.1190. Retirement Residences 
A.  Purpose. The purpose of retirement residences is to help meet the housing needs of an aging 
population while protecting other uses from potential adverse impacts which may otherwise occur as a 

303



Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 29 of 86 

 

 

 

result of traffic, a concentration of people, and from buildings that may otherwise be out of scale with 
the area in which they are located. 

B.  Applicability. Retirement residences are allowed in all residential zones through the subdivision or 
binding site plan processes. 

C.  Requirements.  

1.  Age Restriction. The development shall be restricted to persons age 55 or older and 
handicapped persons as defined by federal law. At least half the total housing units shall be 
occupied by persons 55 years of age or older, except for spouses of such residents for whom 
there is no minimum age requirement. 

2.  Conversion from a Retirement Residence. No conversion of occupancy to persons other than 
those specified by subsection C.1 shall be allowed without first complying with the underlying 
zoning and site requirements. 

3.  Density. In zones where density is regulated by number of dwelling units per acre, the 
maximum number of retirement residence units shall not exceed the number permitted by the 
allowed density of the zone. In zones where density is regulated by Floor Area Ratio (FAR), the 
maximum development capacity of the retirement residence shall not exceed the FAR permitted 
by the allowed density of the zone. Retirement residences in the NR zone shall be measured in 
FAR and shall not exceed a FAR of 1.1. Exceptions to maximum density limits for retirement 
residences are as follows: 

a.  In all residential zones which allow retirement residences, the maximum density 
shall not exceed the allowed density for that zone in the zone use chart for the zone, 
together with any density bonus authorized under RZC 21.20.030, Affordable Housing - 
General Requirements and Incentives, or RZC 21.20.070, Affordable Senior Housing, 
except any facilities developing under subsection C.3.b of this section. 

b.  Retirement residences located in the NR zone or NMF zone that provide some 
component of assisted living or skilled nursing care may be allowed an increase in 
density by up to twice the maximum Floor Area Ratio (FAR) of 1.1 , up to a total allowed 
maximum FAR of 2.2, provided each of the following conditions exists are met: 

i.  A minimum of 10 percent of the units are licensed for assisted living or skilled 
nursing care programs; however, no more than 25 percent of the units may be 
licensed for skilled nursing care. 

ii.  There is adequate water and sewer capacity to serve the proposed 
development, together with the water and sewer capacity existing to 
accommodate the planned growth for the service area(s) in which the property 
is located. 

iii.  Traffic generated by the retirement residence is not significantly greater 
than traffic generated in the surrounding residential neighborhoods. In addition, 
a traffic mitigation plan is required. The plan shall address traffic control, 
parking management (including the mitigation of overflow parking into the 
adjoining residential areas), and traffic movement to the arterial street system. 
In addition to on-site parking requirements, parking in excess of the maximum 
may be permitted on existing off-site satellite parking lots, subject to City 
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approval of a joint use agreement. Off-site parking in a residential zone shall be 
limited to lots shared with existing institutional uses, such as schools. 

iv.  The project shall comply with all development standards for the zone in 
which the development is located, including height, setbacks, open space, lot 
coverage, and impervious surface requirements. 

v.  Landscape Requirements. Setback areas located adjacent to the side, street 
side, and rear property lines shall be landscaped to sufficiently screen the 
development from surrounding residential uses. Similar landscaping shall also 
be provided within the front setback areas when needed to screen parking. 
Where possible, existing mature vegetation shall be retained. The Administrator 
may allow reduced landscaping requirements for projects that exhibit 
exceptional site and architectural design qualities that reflect nearby 
neighborhood character. Such projects shall be well integrated with the 
surrounding neighborhood, including linkages to surrounding uses through 
pedestrian and vehicular connections. Alternative linkages may be proposed by 
those facilities where an enclosed facility is mandated by licensing requirements 
for the type of care offered at the retirement residence, such as Alzheimer’s or 
other dementia care facilities. 

vi.  Retirement residence facilities developed under these provisions shall not 
be entitled to any other senior housing density bonuses, including those 
described in RZC 21.20.030.D. Affordable Housing or RZC 21.20.070.A. 
Affordable Senior Housing. 

vii.  Availability. A minimum of 25 percent of the new units increased above the 
underlying zone as a result of this section shall be set aside for households 
earning less than 80 percent of the area median income, adjusted for household 
size. 

viii.  For existing developments that are expanding under these provisions, the 
set-aside units may be located either in the existing or new units, but shall be in 
addition to any set-aside units already provided in the existing facility. 

ix.  The operator of the facility shall provide an annual report to the City 
providing information documenting compliance with the set-aside requirement. 
Facilities financed under Washington State Housing Finance Commission 
(WSHFC) programs may submit a copy of the annual report to WSHFC to satisfy 
this requirement. 

x.  Set-aside units required by these regulations shall be administered according 
to the same requirements as used by the Washington State Housing Finance 
Commission (WSHFC) for similar type facilities, regardless of how a retirement 
residence developed under these provisions is financed. 

4.  Site Requirements. All site requirements and development standards of the Redmond 
Zoning Code shall apply to retirement residences. 

5.  Design and Development Standards.  

a.  Parking should be divided into small parking areas screened from on-site and off-site 
uses. 

305

https://redmond.municipal.codes/RZC/21.20.030.D
https://redmond.municipal.codes/RZC/21.20.070.A


Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 31 of 86 

 

 

 

b.  In the NR zone, no retirement residence shall be located adjacent to another 
retirement residence development to avoid the adverse effects of a concentration of 
such housing. 

6.  Recorded Covenant and Conditions. An agreement in a form approved by the City shall be 
recorded as a covenant or other legally binding limitation on the use and intensity of the 
property and requiring compliance with the requirements of this section, including any 
requirements for set-aside units. This covenant or other legally binding limitation on the use and 
intensity of the property shall run with the land, shall be binding on the assigns, heirs and 
successors of the applicant, and shall be recorded in King County’s real property records before 
the use is occupied. 

D.  Approval Criteria. Approval of a retirement residence development is a discretionary decision unless 
it is a permitted use. The applicant shall have the burden of proof to show that the following approval 
criteria are met for all retirement residences that are not permitted uses. 

1.  The application complies with the requirements of this section and the Zoning Code. 

2.  The design, scale, and appearance of the development is consistent with the character of the 
existing and planned neighborhood in which it may be located. 

3.  Adequate public facilities and services are available at the site to serve the development. 

4.  The development is located along a transit route that provides all day service, or the 
applicant is proposing to provide affordable transportation services to transport residents to the 
Redmond Senior and Community Center, library, shopping, medical services, and other basic 
needs. If the applicant is proposing to provide transportation services, the applicant shall 
provide those uses until all day public transit service is provided to the site. 
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21.04.2000 0400 SPECIAL REGULATIONS FOR NON-RESIDENTIAL USES 
[RESERVED] 
 

21.04.2010. Accessory Commercial 
A. Purpose. 

1. Support displaced businesses by providing additional options to remain in Redmond while 
searching for a new site. 

2. Commercial businesses experiencing displacement may enter into a restricted lease 
agreement for colocation with a preexisting business.  

B. Colocation Requirements. 

1. The primary business must be located and operated in accordance with the Redmond Zoning 
Code or the regulations under which it was originally approved. 

2. The primary and accessory uses and their operations must be compatible with one another. 

3. The total floor area dedicated to accessory commercial must not exceed 25 percent of the 
combined gross floor area of the primary and accessory uses. 

4. All operations by the accessory commercial must be compatible with the underlying zoning 
district and avoid impacting the standard operations of neighboring uses. 

5. With the exception of signs, the site and building design must not be impacted or modified as 
a result of the colocation. Signs identifying the accessory commercial must be designed and 
located pursuant to RZC 21.44, Signs for the underlying district and any preexisting sign 
programs for the location. 

6. Permits for interior improvement and other colocation and operational limitations may also 
apply. 

C. Restricted Lease Requirements. 

1. A written agreement with the city must be executed in advance of the colocation. 

2. The lease terms must identify all of the following: 

a. The restricted lease shall terminate and the accessory commercial business will cease 
occupancy and operations at the respective location at such time that the primary 
business, building owner, or lease holder vacates the space or sells the respective 
property. 

b. The lease will terminate at such time that the accessory commercial business takes 
occupancy of any separate location. 

3. A copy of the executed lease and its successors must be maintained on file at the city. 
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21.04.2020. Active Retail Uses 

A. Purpose. Active retail uses are provided in mixed-use and nonresidential development in centers, 
where a high number of people live, work, and visit. These uses support street level retail and are 
conducive to placemaking. They may also serve as retail incubation tools by including space sharing and 
pop-up opportunities. Active retail uses energize street level public space and may contribute to an 18-
hour district and vibrant nightlife. 

B. Standard.  

1. Applicability.  

Table 21.04.2020.B Active Retail Uses Applicability 

 
Overlake Center 
See 21.12.510 

Downtown Center 
See Table 21.10.300 

Marymoor Village Center 
See 21.13.300 

Required • Retail street frontages 

• At intersection of Retail 
Street and Shared Street 

• Street frontages facing 
light rail stations 

• At the intersection of 
two Urban Core streets, 
or otherwise shown in 
Map 21.10.300 – 
Downtown Pedestrian 
Map 

• Street frontages facing 
light rail station. 

• At the intersection of two 
Urban Core streets, or 
otherwise as shown in RZC 
21.13.310.D 

• Street frontages facing light 
rail station. 

Encouraged • At intersections along 
NE 24th Street from 148th 
to 152nd Ave NE 

• Intersections with access 
to Urban Pathway 

• At the intersection of 
one Urban Core street 
with one or more Urban 
Mixed streets 

• At intersections in Marymoor 
Core 

• At access points to E Lake 
Sammamish Trail 

2. Entrance faces the street, urban pathway, or plaza street. Often located at corners or 
wrapped around two sides of a building’s corner. 

3. Secondary uses may be allowed, such as residential and live-work units, across a minor 
portion (not to exceed 30 percent of linear measurement) of the building frontage except as 
prohibited in development and land use regulations for the underlying zone.  

4. See ground floor use design standards in RZC 21.58.3530. 
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Figure 21.04.2020.B. Example illustrations of Active Use Retail 

 

 
 
 

21.04.2030. Adult Entertainment Facilities 
A. Purpose. 

All adult entertainment facilities shall comply with the requirements of this chapter. The purpose and 
intent of requiring standards for adult entertainment facilities is to mitigate the adverse secondary 
effects caused by such facilities and to maintain compatibility with other land uses and services 
permitted within the City. The standards established in this chapter apply to all adult entertainment 
facilities and include, but are not limited to, the following: adult arcades, adult cabarets, adult drive-in 
theaters, adult motels, adult motion picture theaters, adult retail stores, adult sauna parlors, escort 
agencies, and nude or semi-nude model studios. The standards established in this section shall not be 
construed to restrict or prohibit the following activities or products: expressive dance as defined in RMC 
5.68.030(R); plays, operas, musicals, or other dramatic works; classes, seminars, or lectures conducted 
for a scientific or educational purpose; printed materials or visual representations intended for 
educational or scientific purposes; nudity within a locker room or other similar facility used for changing 
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clothing in connection with athletic or exercise activities; nudity within a hospital, clinic, or other similar 
medical facility for health-related purposes; and all movies and videos that are rated G, PG, PG-13, R and 
NC-17 by the Motion Picture Association of America. 

B. Separation Requirements. 

Adult entertainment facilities shall be permitted as indicated in RZC 21.04.0200 Non-Residential Use 
Table only if the following separation requirements are met: 

1.  No adult entertainment facility shall be located closer than 825 feet to another adult 
entertainment facility whether such other facility is located within or outside the City limits. 

2.  No adult entertainment facility shall be located closer than 825 feet to any of the following 
zones or uses whether such zone or use is located within or outside the City limits: 

a.  A residential zone as defined in 21.78, Definitions; 

b.  An Urban Recreation zone as defined in 21.78, Definitions; 

c.  A public park; 

d.  A community center as defined in 21.78, Definitions; 

e.  A public library; 

f.  A day care center or family day care as defined in 21.78, Definitions; 

g.  A public or private nursery school or preschool; 

h.  A public or private primary or secondary school; and 

i.  A church, temple, synagogue, mosque or other similar religious facility (activities and 
uses related to churches, temples, synagogues, and mosques are not subject to the 
separation requirements). 

C. Measurement. 

The separation requirements specified in subsection B, Separation Requirements, shall be measured as 
follows: 

1.  The 825-foot buffer required by subsection B.1 shall be measured by extending a straight 
line from the nearest point on the property line of the lot containing the proposed adult 
entertainment facility to the nearest point on the property line of the lot containing the other 
adult entertainment facility. 

2.  The 825-foot buffer required by subsection B.2 shall be measured by extending a straight 
line from the nearest point on the property line of the lot containing the proposed adult 
entertainment facility to: 

a.  The nearest point on the boundary line of a residential or Urban Recreation zone; 

b.  The nearest point on the property line of a public park; 

c.  The nearest point on the property line of the lot containing a public library, day care 
center, family day care, community center, public or private nursery school or 
preschool, public or private primary or secondary school, or church, temple, synagogue, 
mosque or other similar religious facility. 

D. Waiver of Separation Requirements. 
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An applicant may obtain a waiver of the separation requirements required by this section only if the 
applicant demonstrates that all of the following criteria are met: 

1.  Conditional Use Permit Required. Any party proposing to locate an adult entertainment 
facility within 825 feet of any zone or use specified in subsection B, Separation Requirements, 
may do so only after obtaining a conditional use permit in accordance with RZC 21.76.070.K, 
Conditional Use. 

2.  Special Notice Requirements. In addition to the notice requirements for Conditional Use 
permits, first class mailing of notice shall be made to all individuals owning or occupying 
property within 825 feet of the property for which the application is made. The applicant shall 
provide the name and addresses of all property owners and businesses within 825 feet of the 
property of the proposed location. 

3.  Criteria for Decision. The final decision on the request for a waiver of the separation 
requirements shall be made by the City Council upon the recommendation of the Hearing 
Examiner, based upon consideration of the following criteria: 

a.  The extent to which physical features would result in an effective separation 
between the proposed adult entertainment facility and any zones or uses identified in 
subsection B, Separation Requirements, in terms of visibility and access; 

b.  The extent to which the proposed adult entertainment facility complies with the 
goals and policies of the Redmond Comprehensive Plan; 

c.  The extent to which the proposed adult entertainment facility is compatible with 
adjacent and surrounding land uses; 

d.  The availability or lack of alternative locations for the proposed adult entertainment 
facility; 

e.  The extent to which the proposed adult entertainment facility can be avoided by 
alternative vehicular and pedestrian routes; and 

f.  The extent to which the applicant can minimize the adverse secondary effects 
associated with the proposed adult entertainment facility. 

E. Nonconforming Adult Entertainment Facility. 

An adult entertainment facility shall be deemed a nonconforming use and shall be subject to the 
requirements of RZC 21.04.5000, Legal Nonconforming Uses and Structures, if a zone or use identified in 
subsection B, Separation Requirements, locates within 825 feet of such adult entertainment facility after 
the date that such adult entertainment facility has located within the City in accordance with the 
requirements of this section. 

 

21.04.2040. Animal Boarding, Sales, and Services: Kennels, Shelters, and Equestrian Facilities 
A.  Purpose. The purpose of these regulations in this section is to is to minimize the impacts of noise, 
odor, and sanitation associated with animals or animal boarding activities. Applicable for all pet and 
animal sales, services, boarding, kennels, shelters, and training facilities. Applicable to all veterinary 
services that provide those services. 

311

https://redmond.municipal.codes/RZC/21.76.070.K


Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 37 of 86 

 

 

 

B.  Requirements for Animal Kennels and Shelters. The following regulations apply to all animal 
kennels and shelters in the zones in which they are approved or in the permit process under which the 
use is regulated. Additional criteria can be found in subsections B.2 and C, below. 

1.  The applicant shall comply with requirements set forth in RMC Chapter 7.04, Animal Control. 

2.  Development Criteria. 

a.  Kennels shall be allowed as either indoor or outdoor facilities. Boarding and training 
facilities must be located inside of a structure. 

b.  Location. All animal containing structures and runs shall be set back a minimum 
distance of 50 feet from the property line. The structures may be required to be set 
back, landscaped, or designed in such a fashion to screen them from neighboring 
residential uses. 

c.  Mitigation of Noise.  

i. In order to mitigate potential noise impacts, animal-containing structures 
constructed of materials such as chain link, which do not provide sound 
proofing, may be required to meet greater setbacks distances from adjoining 
uses. These standards include but are not limited to the construction of fences 
and installation of landscaping to meet Type I landscape requirements. 

ii. Outdoor runs or yards are allowed for the purpose of exercising animals. 
Runs/yards must be enclosed by eight-foot-high walls of sound-attenuating 
fencing or material such as masonry or concrete. 

d.  Number of Animals. The planned maximum number of animals to be sheltered shall 
be indicated on the application. This maximum may be reduced by the Technical 
Committee if it cannot be shown that the development has adequate lot size and facility 
design to accommodate the planned number of animals in a fashion that ensures that 
neighboring properties will not be impacted by noise, odor, sanitation, and runoff 
problems. 

C.  Requirements for Equestrian Facilities. The following development criteria shall apply to private or 
commercial equestrian facilities such as stables, facilities for breeding and training, and riding 
academies, in the zones in which they are permitted. The keeping of horses or other large domestic 
animals for private use on individual residential lots is regulated by RMC Chapter 7.04, Animal Control. 

1.  Minimum Lot Requirement. The minimum land area for an equestrian facility shall be no less 
than five acres. The required land area may be reduced or increased in the NR zone through a 
Conditional Use permit. The required land area will be based on how the proposal meets the 
intent of each of the requirements of this subsection. 

2.  Setback Requirements. All buildings used to house or train animals shall have a minimum 
setback of 50 feet from the nearest property line. Upon a written mutual agreement between 
property owners along a common interior lot line, areas for roaming or grazing, horse paddock 
areas and structures or pens may be permitted to extend into a common interior lot line; 
provided that the structure or pen complies with all other setback regulations in that zone. 
Small tool sheds or other storage facilities similar to accessory structures for a primarily 
residential structure in the RA-5 and N-R zones shall have a minimum setback of five feet from 
the nearest property line. All other buildings shall meet the setback requirements of the zone in 
which they are located. 
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3.  Odor and Sanitation. Stable manure shall not create a health hazard or an ongoing odor 
problem for neighboring properties. A plan for storage, reuse, or composting of manure shall be 
required that shows any or all of the following: use of absorbent bedding or odor-absorbing 
chemicals in stalls, the location, method of storage or composting proposals for waste materials, 
a schedule for manure removal, plans for use of manure as a fertilizer on the property including 
a proposed buffer area. 

4.  Pasturage/Paddocks/Exercise Facilities. The number of animals allowed to use pasturage 
shall be controlled to prevent overgrazing and erosion. If foals are to be kept at the facility, a 
sufficiently sized pasture area shall be available and used for extended periods of daily turnout 
of young animals. Setbacks or limited access may be required from streams. Paddock areas shall 
be designed to prevent erosion and cleaned as needed to prevent runoff of waste materials. 
Provision shall be made to properly exercise animals boarded in stalls; exercise wheels, 
paddocks for turnout, or an exercising schedule may be required. 

5.  Parking. A parking plan shall be submitted showing sufficient parking area or spaces to 
accommodate users, employees, visitors, or spectators. A ratio of one space for each five users, 
visitors, or spectators shall be required, including spectators for horse shows or similar events. 
In addition, the parking plan must delineate trailer parking area and an emergency access route. 

6.  Noise, Dust, Special Events. The use of public address systems to conduct instruction of the 
riders or announce at spectator events shall be controlled to prevent conflicts with nearby 
residential uses. In residential zones, limited hours of operation may be required for the use of 
the loudspeaker system and shall be consistent with the development regulations for noise. 
Cleanup shall be required after an event or show. The number of large special events may be 
limited under conditions of approval in the Land Use Permit process. 

7.  Lighting. Parking lot lighting and lighting on structures or signs shall comply with the 
development regulations for lighting and signage and with the Design Standards of RZC 21.58, 
Community Design Standards. 

8.  Number of Animals. The planned maximum number of animals to be sheltered shall be 
indicated on the application. The City may lower this maximum if it cannot be shown that the 
development has adequate lot size and facility design to accommodate the planned number of 
animals in a fashion that ensures the neighboring residential properties will be minimally 
impacted with noise or odor problems. 

 

21.04.2050. Arts, Entertainment, Recreation, and Assembly 
Faith Based and Funerary requirements apply to all Arts, Entertainment, Recreation, and Assembly uses. 
See RZC 21.04.2130 Faith Based and Funerary 

 

21.04.2060. Bed and Breakfast Inn 
A.  Purpose. The purpose of the bed and breakfast inn regulations is to allow for limited temporary 
lodgings in residential neighborhoods for commercial purposes, while at the same time ensuring that 
bed and breakfast inns within residential zones are compatible with the residential character of the 
neighborhood and the surrounding residences. 

B.  Applicability. Bed and breakfast inns with up to two guest rooms are permitted outright in the RA-5 
and N-R zones. Bed and breakfast inns with up to eight rooms are permitted outright in the RA-5 zone.  
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C.  Requirements for Bed and Breakfast Inns.  

1.  Applicable Codes. Bed and breakfast inns shall be considered transient facilities pursuant to 
WAC Chapter 246-360. Bed and breakfast inns must meet all applicable City, County, and State 
Health and Fire Codes. 

2.  Employees. No more than two nonresident employees may be employed at the bed and 
breakfast inn. The owner and operator of the facility shall reside on-site. 

3.  Home Based Business. Where a bed and breakfast inn is conducted as a home business, all 
standards in RZC 21.08.1150,Home Based Business, must be met. 

4.  Conditions. The Administrator may impose additional conditions on the bed and breakfast 
inn in order to mitigate potential impacts that the operation might create. 

 

21.04.2070. Cannabis-Related Uses  
A. Relationship to Federal Law. 

The production, processing, and retailing of cannabis is and remains illegal under federal law. Nothing in 
this chapter or as provided elsewhere in the RZC or RMC authorizes or permits any person or entity to 
circumvent or violate federal law. (Ord. 2744; Ord. 3157) 

B. Collective Gardens. 

1.  On May 21, 2015, the Washington State Supreme Court, in Cannabis Action Coalition v. City 
of Kent, 183 Wn.2d 219 (2015), held that consistent with former RCW 69.51A.140 (Chapter 181, 
Laws of 2011), cities may adopt zoning regulations regarding collective gardens including 
regulations which prohibit collective gardens. 

2.  During the 2015 Regular Session, the Washington State Legislature passed the Cannabis 
Patient Protection Act, 2SSB 5052 (Chapter 70, Laws of 2015) which, among other things, 
deleted RCW 69.51A.085, which authorizes collective gardens, effective July 1, 2016. Therefore, 
as of July 1, 2016, the state law authorizing collective gardens will no longer exist. 

3.  Consistent with state law, collective gardens are not allowed within the City. (Ord. 2744; 
Ord. 2836; Ord. 3157) 

C. State License. 

No cannabis processor, cannabis producer, or cannabis retailer shall locate in the City without a valid 
license issued by the Washington State Liquor and Cannabis Control Board, and must at all times 
conform with state law and City regulations. In the event any City regulation conflicts with state law or 
state regulations, the more restrictive provision shall prevail. (Ord. 2744; Ord. 2836; Ord. 3157) 

D. Location; Buffers. 

1.  Cannabis production, cannabis processing, and cannabis retail uses are allowed uses within 
the City where in compliance with state law and regulation and this chapter. 

2.  No cannabis producer or cannabis processor shall locate within 1,000 feet, measured in the 
manner set forth in WAC 314-55-050(10), from any of the following uses in existence at the date 
of application to the City and as defined in WAC 314-55-010 as of the date of adoption of this 
chapter: 

a.  Elementary or secondary school, 
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b.  Playground, 

c.  Recreation center or facility, 

d.  Child care center, 

e.  Public park, 

f.  Public transit center, 

g.  Library, or 

h.  Game arcade. 

3.  No cannabis retailer shall locate within 1,000 feet, measured in the manner set forth in WAC 
314-55-050(10), from any of the following uses in existence at the date of application to the City 
and as defined in WAC 314-55-010 as of the date of adoption of this chapter: 

a.  Elementary or secondary school, or 

b.  Playground. 

4.  No cannabis retailer shall locate within 100 feet, measured in the manner set forth in WAC 
314-55-050(10), from any of the following uses in existence at the date of application to the City 
and as defined in WAC 314-55-010 as of the date of adoption of this chapter: 

a.  Recreation center or facility, 

b.  Child care center, 

c.  Public park, 

d.  Public transit center, 

e.  Library, or 

f.  Game arcade. (Ord. 2744; Ord. 2803; Ord. 2836; Ord. 3157) 

E. Structural Requirements. 

All cannabis processors, cannabis producers, and cannabis retailers must operate in a permanent 
structure designed to comply with the City Building Code. (Ord. 2744; Ord. 2836; Ord. 3157) 

 

21.04.2080. Day Care Centers 
A.  Purpose. This section provides development criteria for commercial day care centers in residential 
zones. 

B.  Development Standards.  

1.  Commercial Day Care Centers (Residential Zones).  

a.  Day care centers shall comply with all building, fire, safety, and health codes, and all 
applicable development standards. 

b.  Day care centers shall obtain a business license and maintain the use license as long 
as the use operates. 

c.  Day care centers shall obtain all required state approvals. 

d.  In the RA-5 zone, stand-alone day care centers are prohibited. 

315

https://redmond.municipal.codes/WA/WAC/314-55-050(10)
https://redmond.municipal.codes/WA/WAC/314-55-010
https://redmond.municipal.codes/WA/WAC/314-55-050(10)
https://redmond.municipal.codes/WA/WAC/314-55-010


Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 41 of 86 

 

 

 

e.  Day care centers shall not be located closer than 300 feet from another existing day 
care operation in residential zones. 

f.  The minimum lot size shall be 20,000 square feet in all residential zones. 

g.  Play equipment used in the day care operations shall be placed no closer than ten 
feet from any property line. 

h.  Off-street parking for each employee shall be provided. 

i.  Building design, site plans and landscaping shall be of a character which is 
appropriate for the area. 

j.  Day care centers may be approved in new or existing churches and other places of 
worship, and no additional approval will be required, provided all other requirements of 
this section are met. 

k.  Day care centers located in residential zones shall operate within the hours of 5:00 
a.m. to 10:00 p.m. 

 

21.04.2090. Drive Up Stand 
A. Shall not locate in required parking, landscaping, or drive aisle area, or any area that would impede 
emergency access. 

B. Shall not reduce or interfere with functional use of walkway or plaza to below standards of Americans 
with Disabilities Act. 

C. Structures shall be secured to prevent tipping and endangering public safety. 

D. Maximum size is six feet wide by ten feet long. 

E. Administrative design review required for structures. 

F. Must submit circulation plan addressing queuing. 

G. Drive Up Stands within the shoreline jurisdictions of Bear Creek and the Sammamish River are limited 
to uses associated with water enjoyment. 

 

21.04.2100. Drive Through Facilities 
A. Adequate vehicle queuing space shall be provided outside the public right-of-way, on-site vehicular 
circulation aisles, and the area between the building and the street. 

B. Type II landscaping shall screen drive-through lanes. 

C. Drive through facilities are prohibited in the Business Park zone except in the Willows/Rose Hill 
Neighborhood north of NE 95th St. Where permitted, drive through windows are permitted only in multi-
tenant buildings and must be designed to prevent interference with pedestrian access, driveway access 
to surrounding development, and traffic flow on adjacent streets. 

D. Drive through facilities are prohibited in the Overlake, Downtown, and Marymoor Centers unless: 

1.  They are confined within the garage of a multistory building of at least three stories; and, 
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2.  The drive-through lanes provide a queuing length adequate to serve peak demand without 
overflowing onto public sidewalks or streets, as determined by a professional traffic engineer 
and approved by the City. 

E. Drive through facilities are prohibited in the Neighborhood Mixed Use, Urban Mixed Use, 
Manufacturing Park, and Industry zoning districts. 

 

21.04.2110. Educational Facilities 
A. Educational facilities within Manufacturing zones shall allow for the efficient operation manufacturing 
uses. 

B. The proposed site design and layout shall minimize the effects of existing manufacturing uses upon 
the proposal. Site design and layout should include adequate screening of noise, light, and view of 
adjacent and less aesthetic uses (such as a storage yard). 

 

21.04.2120. Essential Public Facilities 

See RZC 21.76.070.M, Essential Public Facilities 
 

21.04.2130. Faith-Based and Funerary 
A.  Purpose. This section is intended to ensure that the unique impacts associated with faith-based 
organizational uses and their accessory uses are addressed while still allowing for a wide range of 
possible locations for faith-, religious-, belief-, and affiliation-based assembly. 

B.  Calculation of Seating Capacity. For the purposes of this regulation, a seat shall be defined as either: 

1.  One individual fixed seat; or 

2.  A length of 18 inches on a pew or bench; or 

3.  A measurement of seven square feet per person for the area seating the general assembly 
with movable chairs or other portable seating fixtures. The total area includes aisle space, but 
excludes areas such as stage and podium areas, space for musical instruments, and lobbies. 

C.  Requirements. The following development criteria shall apply to structures and properties 
associated with faith-based organizations and their related activities without regard to the zone in which 
they are located or the permit under which the use is processed: 

1.  Lighting for parking lot areas, structures, statuary and signage shall comply with the 
development regulations for parking, lighting and signs, and the design standards of RZC 
Chapter 21.58, Community Design Standards. 

2. In no event shall parking be in excess of one space per three seats in a residential zone. 

3.  The storage of buses or vans over 10,000 pounds gross weight is permitted on site under the 
following conditions: 

a.  The location of the parking areas for these vehicles is indicated on the site plan at 
the time of application; 
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b.  Vehicles must be leased or owned by the owner or tenant of the site, must be in 
operable condition, and must have a current vehicle registration; 

c.  Vehicles shall not intrude into public rights-of-way or obstruct sight visibility from 
any driveway; 

d.  Structural and/or natural screening, as approved by the City, shall screen the 
vehicles from neighboring properties. The screening requirement or amount of 
screening may be eliminated or reduced in light industrial zones to the extent that the 
storage of vehicles is treated uniformly with other uses in the same zone. 

4.  Faith-Based Organizations Within Shorelines. Within the Shoreline Jurisdiction, site 
development shall comply with the general standards of the zone in which it is located, except 
as otherwise provided in subsection D of this section. The maximum building height, exclusive of 
symbolic icons mounted on the rooftop, is 35 feet. An additional building height allowance of 15 
feet is allowed for symbolic icons located on the building. (SMP) 

5.  A traffic mitigation plan shall be submitted for approval by the City. The plan shall address 
traffic control, parking management (including the mitigation of overflow parking into adjoining 
residential areas), and traffic movement to the arterial street system. In addition to on-site 
parking requirements, parking in excess of the maximum may be permitted on existing off-site 
satellite parking lots, subject to City approval of a joint use agreement. Off-site parking in 
residential zones shall be limited to lots shared with existing institutional uses, such as schools. 

6.  The maximum height for separate structures on site, such as symbolic icons, shall be 15 feet. 
The maximum building height, based on the zone in which the building is located, may be 
exceeded by 15 feet for the installation of religious icons on the building. 

7.  The proposed structure(s) shall comply with the applicable design criteria contained in RZC 
Chapter 21.58, Community Design Standards, for the zone in which the use is located. 

8.  Additional standards are applicable to the use. The underlying zoning and size of the 
structures shall determine which additional criteria shall apply. The additional criteria for 
residential zones can be found below, depending on seating capacity. 

9. Decorative fencing or decorative walls and landscaping on side or back lots are required when 
necessary to prevent visual impacts on neighboring properties and public shoreline areas. 

D.  Development Criteria for Seating Capacities in a Neighborhood Zone.  

1.  Faith-based organizations with a seating capacity of less than 250 seats: 

a.  The structures shall be located within 1,200 feet, as measured along the centerline 
of the right-of-way, of an arterial (collector, minor or principal); 

b.  The structures shall be located on a paved road having two lanes with a minimum 
width equal to the public works standard for a local access street; 

c.  Structures shall maintain a minimum setback of 20 feet from all property lines; 
building setbacks shall be increased by five feet for every one foot in building height 
over 30 feet; 

d.  The minimum lot size shall be the same as that required in the zone in which the 
proposed faith-based organization is located; 
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e.  The maximum lot coverage of structures may not exceed 35 percent, and total 
impervious surfaces may not exceed 75 percent of lot area; 

f.  No more than two large vehicles may be stored on site at a given period of time; and 

g.  Structures, parking lots and lighting shall be designed to avoid excessive light and 
glare impacts on adjacent properties. Restrictions on light pole height and type, 
deflectors and other such measures may be required as necessary to prevent overspill 
and excessive intensity of light. 

2.  Faith-based organizations with a seating capacity of between 250 to 750 seats: 

a.  The proposed structures must be located adjacent to at least one arterial (collector, 
minor or principal); 

b.  Structures shall maintain a minimum setback of 20 feet from all property lines; 

c.  Building setbacks shall be increased five feet for every one foot in building height 
over 30 feet; 

d.  The maximum lot coverage of structures may not exceed 35 percent, and total 
impervious surfaces may not exceed 75 percent of the lot area; and 

e.  No more than two large vehicles may be stored on site at a given period of time. 
(Ord. 3028; Ord. 3083) 

3. Institutions with a seating capacity greater than 750 seats shall require a traffic study or other 
documentation deemed suitable by the Technical Committee that demonstrates that there will 
be no significant adverse impacts to traffic operations on the adjacent street system; have a 
maximum building height of five stories; be set back five additional feet for every one foot in 
building height over 45 feet exclusive of rooftop symbolic icons; not contain accessory or stand-
alone parking facilities; not contain primary or secondary schools; and shall require a conditional 
use permit. See RZC 21.76.070.K, Conditional Use Permit. 

4. Institutions with a seating capacity greater than 7,500 seats shall be located adjacent to at 
least one collector, minor, or principal arterial. 

 

21.04.2140. Food Truck and Pop-Up Retail Court 
A. Purpose. Implement the Comprehensive Plan goals for supporting small businesses and complete 
neighborhoods.  

B. Location and Uses.  

1. A Type II permit is required.  

2.Food truck courts may be used for pop-up retail, kiosks, and other temporary uses including 
seasonal sales (pumpkins, trees, etc.). 

3. Events, including but not limited to concerts, farmers markets, and flea markets, are allowed. 

C. Site plan. 

1. A site plan must be approved pursuant to RZC 21.76.  

2. The number of spaces available for food trucks must be identified on the site plan. 
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3. Food truck locations, drive aisles, and seating areas shall be designed and constructed in such 
a way that all areas can be accessed by emergency vehicles. 

4. Seating area with tables and chairs - one (1) table per truck minimum with at least four (4) 
chairs (or seating spaces if a picnic table or similar) per table. 

5. Event Spaces. The site plan may include the option of identifying a location and size for a 
temporary or permanent stage and other event space and size. If planning for events the 
following requirements shall apply. 

a. Stage should be six inches to one foot above grade without fencing. If higher than one 
foot above grade, fencing shall be provided along sides and back of stage. 

b. Stage area shall be provided with electrical outlets, weather coverage with open 
beams, and lighting. 

c. Neighborhood Residential (NR) limitations: 

i.  No amplification of music is allowed. 

ii.  Use of generators shall be limited to daylight hours. 

iii.  Maximum noise levels are limited Class A restrictions identified in RMC 
6.36.030. 

iv.  If outdoor dining or if live music is planned to be provided outdoors, a Type I – 
Solid Screen shall be provided at property lines where adjacent to NR or NMF 
zone (see Table 21.32.120). Administrative design flexibility limited to Type I – 
Solid Screening may be allowed provided that the resulting screening design 
meets or exceeds the purpose of visual screening and sound mitigation. 

D. Required facilities and utilities. 

1. Electrical hookups must be provided to each food truck.  

a. Generators shall not be allowed unless such generator operates at less than sixty (60) 
decibels as measured ten (10) feet away. 

b. Generators shall not be placed adjacent to event stage or eating areas and must be 
placed to vent away from public gathering spaces to minimize exposure to exhaust 
fumes.  

2. At least one (1) water tap must be provided and accessible to food trucks. 

3. Permanent restrooms facilities that comply with Health Department standards and 
accessibility standards. Facilities may be shared with permanent on-site structure if there is 
capacity. 

4. Permanent parking facilities must be provided: minimum of three (3) parking stalls, including 
one (1) van accessible ADA stall. 

E. Operations. 

1. Mobile food court operators shall be responsible for properly disposing of refuse, recycling, 
trash, and litter generated by operations of the food trucks as would any business and shall have 
a contract for refuse and recycling removal. 
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2. All food truck court operators are responsible for all lessee operations and ordinance 
compliance and are held responsible for all infractions. 

F. Noise management. A Noise Management Plan is required. 

 

21.04.2150. Hazardous Liquid Pipelines 
A. Purpose. The purpose of this section is to: 

1.  Help prevent and minimize unnecessary risk to the public health, safety, and welfare due to 
hazardous liquid pipelines; 

2.  Minimize the likelihood of accidental damage to hazardous liquid pipelines; 

3.  Avoid exposing land uses with high on-site populations that are difficult to evacuate and land 
uses that serve emergency functions to risk of injury or damage in the event of a pipeline failure; 

4.  Help reduce adverse impacts in the event of a pipeline failure; 

5.  Supplement existing federal and state regulations related to hazardous liquid pipeline 
corridor management. 

The provisions of this section are intended to protect the health, safety, and welfare of the general 
public and are not intended to protect any particular individual, class of individuals, or organization. 

B. Applicability. The provisions of this chapter shall apply to all development on properties within 150 
feet of any hazardous liquid pipeline corridor. This chapter does not apply to the conduct of pipeline 
operators. The conduct of pipeline operators is regulated by the Federal Pipeline Safety Act, 49 U.S.C. 
§60101, et seq., and the Washington State Pipeline Safety Act, RCW 81.88. Pipelines within public rights-
of-way are also regulated by the terms and conditions of franchise agreements between the City and the 
pipeline operator. 

C. Development Application Submittal Requirements. 

1.  Applicants shall show the hazardous liquid pipeline corridor and applicable setbacks on-site 
plans and subdivision plats for proposed development on properties to which this chapter 
applies. Modifications to existing structures that do not involve landfilling or excavation on-site 
or changes to off-site improvements are exempt from this requirement. 

2.  All other applicable development application submittal requirements apply; see RZC 
21.76.030, Application Requirements. 

D. Setback Requirements. 

1.  Hazardous Liquid Pipeline Corridor (“Corridor”). No landfilling or excavation and no 
construction or expansion of structures is allowed within the corridor. 

2.  Areas Along the Hazardous Liquid Pipeline Corridor.  

a.  Construction or expansion of structures or other activities involving landfilling or 
excavation shall be setback a minimum of 25 feet from the edge of the corridor. 

b.  The Administrator may determine that the setback shall be measured from the 
pipeline when measurement from the corridor is not appropriate due to site-specific 
conditions. 
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c.  The Administrator may expand the setback when necessary to meet the purpose of 
this section due to site-specific conditions, such as extraordinary land disturbance. 

d.  The Administrator may reduce the setback due to site-specific conditions and an 
applicant’s demonstration that the purpose of this section will be met. Factors that may 
be considered include but are not limited to: 

i.  Pipeline location as determined using normal locating procedures. 

ii.  Type of construction proposed. 

e.  If the Administrator reduces the setback or measures it from a hazardous liquid 
pipeline, the following applies: 

i.  The setback shall be a minimum of 30 feet from the nearest hazardous liquid 
pipeline and shall comply with section B.1 above. 

ii.  The setback shall be measured from the nearest edge of the hazardous 
liquid pipeline. 

iii.  The location of the hazardous liquid pipeline and the reduced setback shall 
be shown on all approved site plans and subdivision plats. 

3.  Exemptions. The Administrator can, when deemed necessary by the Administrator, exempt 
trails, streets and utilities identified in currently adopted plans, such as the Comprehensive Plan, 
Transportation Improvement Plan, Water System Plan, or General Sewer Plan, from subsections 
A and B of this section. Trails, streets, and utilities proposed to use this exemption shall be 
designed to minimize potential conflict with the hazardous liquid pipeline to the maximum 
extent feasible. 

The Administrator can, when deemed necessary by the Administrator, require applicant to 
provide written approval from the pipeline owner(s) for the proposed structures, construction, 
and maintenance operations prior to the City’s permit issuance. 

4.  Emergency Work. In the event of any emergency in which a hazardous liquid pipeline breaks, 
is damaged, or is otherwise in such a condition as to immediately endanger the life, health, 
safety, or property of any person, the hazardous liquid pipeline operator shall not be required to 
comply with this chapter or obtain permits prior to taking corrective action. The hazardous 
pipeline operator shall, however, notify the City Public Works Director by telephone 
immediately upon learning of the emergency or, if the emergency occurs outside of the City’s 
normal business hours, immediately upon the commencement of the next business day during 
which the Redmond City Hall is open for business. The hazardous liquid pipeline operator shall 
also apply for all required permits not less than the second succeeding business day during 
which the Redmond City Hall is open for business. 

5.  Setback Protection. Setbacks shall be identified and protected during construction by 
placement of a temporary barricade and on-site notices. Barricades and on-site notices are 
subject to review by the Administrator. 

6.  Reasonable Use Provision. The required setback from the hazardous liquid pipeline corridor 
shall not deny all reasonable economic use of property. An applicant who believes that the 
required setback does deny all such use may apply for a reasonable use exception under RZC 
21.76.070.U, Reasonable Use Exceptions (Critical Areas/Hazardous Liquid Pipelines). 

E. Requirements for Land Use Compatibility. 
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1.  High Consequence Land Uses.  

a.  New high consequence land uses proposed for location within 500 feet of a corridor 
are prohibited. 

b.  Proposed expansions to existing high consequence land uses located within 500 feet 
of a corridor shall be designed to avoid increasing the level of risk in the event of a 
pipeline failure, and where feasible, reduce the risk compared to the existing 
development. Potential techniques to minimize risk include but are not limited to: 

i.  Site design features, such as maintaining or increasing the distance between 
occupied structures, or structures that provide critical lifeline functions, and the 
hazardous liquid pipelines and anticipated flow paths for leaking hazardous 
materials. 

ii.  Building features, such as design to avoid a significant increase in on-site 
population or to expedite evacuation. 

iii.  Technological features, such as accelerated notice of a pipeline failure to 
high consequence land uses, to facilitate evacuation or features that help avoid 
damage in the event of a failure. 

iv.  Operational features, such as emergency plans and education programs for 
occupants and employees concerning pipeline safety, developed in accordance 
with the procedures in section B.2.b below. 

2.  Other Development in the Willows/Rose Hill and Grass Lawn Neighborhoods.  

a.  Applicants for the following types of new or expanded development shall use 
appropriate mitigation measures to reduce adverse impacts in the event of a pipeline 
failure: 

i.  Commercial or industrial. 

ii.  Multifamily. 

iii.  Religious facilities. 

iv.  High consequence land uses proposed for locations not covered by 
subsection E.1.a of this section. 

v.  Other developments, as required by the Administrator, that because of 
proximity to a corridor pose a safety concern. 

b.  Mitigation measures intended to reduce risk and minimize impact in the event of a 
pipeline failure include but are not limited to: 

i.  Site and building design techniques, such as maximizing the distance 
between new or expanded development and anticipated flow paths for leaking 
hazardous materials and controlling ignition sources. 

ii.  Emergency procedures, such as emergency plans and guides, employee 
training and drills, and education programs for occupants and employees 
concerning pipeline safety, such as what to be aware of and how to respond in 
the event of a problem. 
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A.  Applicants shall consult with the Fire Department regarding the 
level of emergency planning and procedures appropriate for the 
proposed development. Based on the nature, occupancy, or location of 
a proposed development, the Fire Department may require emergency 
plans and procedures for any occupancy classifications. 

B.  Emergency plans and procedures shall be consistent with the 
Redmond Fire Code and shall be approved by the Fire Department. 

3.  Location. All land use permits issued for properties that are contiguous to a hazardous liquid 
pipeline corridor shall be conditioned upon notification of utilities through the one-call locator 
service prior to commencement of any of the permitted work. 

 

21.04.2160. Hazardous Waste Treatment and Storage 
A. Measures shall be taken in the construction of structures, design of storage areas, and design of 
delivery areas to prevent release of materials including those resulting from a “worst case” accident and 
including consideration of large storms where areas are not covered. 

B. Hazardous materials shall not cause fumes, unpleasant odors, or harm to others in the course of 
normal handling. This shall not preclude the handling of materials with the use of approved filters, 
hoods, scrubbers, or other methods of removing odors or harm. 

C. Outdoor storage requires Technical Committee approval and shall be confined to outbuildings, sheds, 
and other structures where leakage confinement or spill treatment can be reasonably handled and 
where exposure to the elements does not increase the possibility of a spill incident. 

D. Requirements for Primary and Incidental hazardous waste treatment and storage 

1. Incidental Use 

a. Allowed only as an accessory use; all site requirements for primary use apply. 

b. Storage limited to amount necessary for proper function of business, not to exceed 
quantities permitted by Redmond Fire Department; excess stockpiling prohibited. 

2. Primary Use 

a. Conditional use permit required. See RZC 21.76.070.K, Conditional Use Permit 

 

21.04.2170. Manufacturing and Wholesale Trade 
A. At least 75 percent of business activity by area must be conducted indoors, including storage of 
materials used in business activity. 

B. Retail sales of goods manufactured on the premises, or accessory or secondary to the primary 
manufacturing and wholesale trade use, are permitted. Area devoted to retail sales shall not exceed the 
lesser of ten percent of combined gross floor area or 1,000 square feet. 

C. Asphalt and concrete batch plants shall have direct access to arterials. 

D. Rock crushing equipment, asphalt, and concrete batch plants, silos and other related equipment may 
extend to a maximum height of 90 feet. 

E. Outdoor processing operations follow a Type II review process. 
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F. Retail sales of goods manufactured on the premises, or accessory or secondary to the primary 
manufacturing and wholesale trade use, are permitted. Area devoted to retail sales shall not exceed the 
lesser of 10 percent of combined gross floor area or 1,000 square feet. 

G. One caretaker residence per parcel is permitted as an accessory use, and shall not exceed 1,500 
square feet. 

 

21.04.2180. Mining and extraction establishments 
A. Conditional use permit required. See RZC 21.76.070.K, Conditional Use Permit. 

B. Rock crushing equipment, asphalt, and concrete batch plants, silos and other related equipment may 
extend to a maximum height of 90 feet. 

C. Extraction shall occur during daylight hours; nighttime trucking is permitted. 

D. Uses shall have direct access to arterials. 

E. Uses shall minimize noise and lighting impacts by using noise suppression devices and light shielding, 
and by using landscape buffers to screen lighting from adjacent shoreline areas. 

 

21.04.2190. Mini-Warehouses/Self-Storage 
Mini-warehouses/self-storage shall only have retail or customer service functions facing the building 
front on the ground floor; all storage units and other functions shall be located on other block faces or 
on the second level or higher of the building front block face. 

  

21.04.2200. Outdoor Storage and Retail Display 
A.  Purpose. The purpose of this section is to: 

1.  Create an attractive and economically healthy community by allowing for outdoor retail 
display as an accessory use to a permitted use. 

2.  Provide economic opportunities for existing businesses while encouraging pedestrian activity 
in commercial areas. 

3.  Create safe and attractive walkways within nonresidential zones and mixed-use zones and 
control of storage or display of materials to allow the minimum amount necessary to encourage 
quality development and avoid creation of a nuisance. (Ord. 2614) 

4. Protect parking areas and walkways from encroachment and impacts of outdoor storage. 

5.  Ensure that adequate opportunity is allowed for the outdoor storage of vehicles and 
materials in residential zones while not impacting the character and uses intended for those 
zones. 

B.  Applicability. The provisions of this chapter apply to all outdoor storage and retail displays within the 
City with the exception of: 

1.  Parking lots covered by RZC 21.40.010, Vehicle Parking; 
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2.  RV parking and storage covered by RZC 21.40.010.G, Parking and Storage of Recreational, 
Utility, and Commercial Vehicles and Vessels in Residential Neighborhoods; and 

3.  Outdoor storage associated with emergency situations such as utility repairs; and items 
stored on a site during construction. 

C.  Outdoor Storage Standards. Outdoor storage shall be allowed as provided in the table titled 
“Requirements for Outdoor Storage.” Transition Overlay Standards relating to outdoor storage shall 
apply as provided for in RZC 21.05.600.C, Use, Operations and Development Standards in a Transition 
Overlay. 

Table 21.04.2200.C Requirements for Outdoor Storage 

Zone 
Type of Storage 

Permitted 

Size and Height 

Requirements 
Location Restrictions Screening Requirements 

Downtown, OV, 

CMU 

None N/A N/A N/A 

UMU Bulk and Non-

Bulk 

Maximum 

height of 10 

feet 

Bulk Storage cannot be 

located between the 

building and the front 

street. Non-Bulk Storage 

shall be moved indoors 

during close of business 

Screening shall be placed on all sides of 

storage areas other than where a building 

wall would act as a screen. Screening shall be 

adequate to provide a solid barrier at least 

six feet in height. It may include fences, walls, 

earth berms or vegetation. 

UR, RA-5, BP, 

OBAT, MMC, 

MME 

Bulk and Non-

Bulk 

Maximum 

height 20 feet 

MMM, MP and I Bulk and Non-

Bulk 

Maximum 

height 20 feet 

N/A 

BP 
Bulk and Non-
Bulk 

Maximum 
height 20 feet 

Screening shall be placed on all sides of 
storage areas other than where a building 
wall would act as a screen. Screening shall 
be adequate to provide a solid barrier at 
least six feet in height. It may include 
fences, walls, earth berms or vegetation. 

COS, RA-5, NR, 

NMF, NMU 

See 21.04.2200.F Outdoor Storage in Neighborhood Zones 

 

D.  Prohibited Locations for Outdoor Storage. Outdoor storage is prohibited as follows: 

1.  In floodways; 

2.  Within shoreline setbacks indicated in RZC 21.68.060, Shoreline Buffers; and critical area 
buffers as identified in RZC 21.64.020.B, Stream Buffers; RZC 21.64.030.B, Wetland Buffers; and 
RZC 21.64.060.B, Landslide Hazard Area Buffers; 
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3.  On slopes greater than 15%; 

4.  In portions of industrial and business park areas abutting residential districts; 

5.  In required parking stalls; 

6.  In areas where outdoor storage causes traffic, pedestrian circulation or safety problems as 
determined by the Administrator, or where a minimum five-foot width of walkway does not 
remain clear and free of obstructions; 

7.  Any materials that attract animals, birds or vermin; and 

8.  Within emergency fire lanes. 

E.  Covering and Containing Outdoor Storage. Hazardous materials or deleterious substances that have 
the potential to threaten public health or stormwater, soil, or groundwater quality shall be stored 
withing secondary containment and under cover to prevent contact with precipitation and stormwater. 
Compliance with WAC 173-218 Underground Injection Control (UIC) regulations shall be demonstrated 
for outdoor storage areas that drain to infiltration. 

F.  Outdoor Storage in Neighborhood Zones.  

1.  Limitations. Outdoor storage is prohibited in all Neighborhood zones except when the items 
stored are customarily associated with and accessory to the use of the dwelling and comply with 
the requirements of this section. Outdoor storage in RA-5 zones shall comply with the standards 
listed above in the Requirements for Outdoor Storage table of this chapter. 

2.  Allowed Outdoor Storage. Items customarily associated with the residential use of a dwelling 
may be stored outside provided the following conditions are met: 

a.  Outdoor storage may only take place outside of the front yard setbacks and side 
yard setbacks. 

b.  Except for vehicles allowed under RZC 21.04.1150, Home-Based Business, or 
sections F.3 or F.4 below, outdoor storage shall not be visible from a public or private 
street. Fences, landscaping, or a building wall may be used to ensure that an outdoor 
storage area is not visible from the street. 

c.  Outdoor storage areas shall not prevent emergency access to the residence or any 
accessory structure. 

d.  Outdoor storage shall not cover more than 200 square feet of land area. 

e.  Except for motor vehicles allowed under RZC 21.04.1150, Home-Based Business, or 
sections F.3 or F.4 below, materials stored outdoors shall not be owned by or used in 
any business or industry including a home business. 

f.  Except for vehicles allowed under RZC 21.04.1150, Home-Based Business, or sections 
F.3 or F.4 below, materials stored outdoors shall not exceed a height of six feet nor shall 
they be stacked or stored higher than six feet. 
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3.  Recreational and Utility Vehicles. See RZC 21.40.010.G, Parking and Storage of Recreational, 
Utility, and Commercial Vehicles and Vessels in Residential Neighborhoods. 

4.  Commercial Vehicles.  

a.  Allowed Commercial Vehicles.  

i.  Within a residential zone, no more than one commercial vehicle may be 
parked on a lot(s) occupied by a residence or on a street(s) adjoining the 
residence. Where a lot includes more than one residence, one commercial 
vehicle may be parked on the lot(s) or an adjoining street for each residence. 
Notwithstanding this provision, where an accessory dwelling and a primary 
dwelling occupy one or more lots, only one commercial vehicle may be parked 
on the lot(s) occupied by the residences or on the street(s) adjoining the 
residences. 

ii.  The commercial vehicle shall be operable. 

iii.  Other than cleaning the commercial vehicle, maintenance and repairs shall 
not be performed on the commercial vehicle within a residential zone except on 
the premises of a home business that meets the requirements of RZC 
21.04.1150, Home-Based Business. 

iv.  The commercial vehicle shall not be parked or stored on a lawn or in any 
landscaped area. 

b.  Prohibited Commercial Vehicles. Except as provided in section F.4.c below, and RZC 
21.04.1150, Home-Based Business, and except as to school buses parked or stored on 
the property of a school or religious institution, truck tractors, truck tractor trailers, 
vehicles over 10,000 pounds gross weight, and commercial vehicles that do not comply 
with section F.4 shall not be parked or stored within a residential zone. 

c.  Vehicles used in a business may be parked in a residential zone when making pickups 
or deliveries or being used in conjunction with the performance of a service on property 
within a residential zone. 

5.  Storage, Shipping, or Moving Container.  

a.  Applicability. This subsection applies to residential uses only. Storage, shipping, and 
moving containers proposed for permitted non-residential uses in N-R and NMF zones 
are reviewed through the Temporary Use Permit process. 

b.  A rented, leased, purchased, or assembled storage, moving, or shipping container, 
when associated with the construction of a home, or homes, in a subdivision, may be 
located anywhere on a property within the NR and NMF zones. Any rented, leased, 
purchased, or assembled storage, moving, or shipping container associated with 
construction permits must be removed no later than 60 days after the issuance of a 
certificate of occupancy or final inspection approval for the construction. 
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c.  Rented, leased, purchased, or assembled storage, moving, or shipping containers 
within the NR or NMF zones that are not associated with construction permits may be 
placed temporarily on a driveway and/or hard surface only, providing that: 

i.  Any and all containers are visible from a public right-of-way; 

ii.  Any and all containers fit entirely on the driveway and/or hard surface; 

iii.  Containers are not stacked; 

iv.  Any and all containers do not protrude onto any part of any sidewalk or 
public right-of-way without the owner or agent of the property having first 
obtained a Street Use Permit; 

v.  Any and all containers are not located in a site distance triangle; and 

vi.  Any and all containers remain on the property for no more than 60 calendar 
days in any 365 calendar day period. The 365 calendar day period commences 
the first day that the container is located on-site. 

G.  Outdoor Retail Display Standards. Outdoor retail display shall comply with the following criteria: 

1.  The outdoor retail display shall be accessory to a permitted retail use. 

2.  The total space allowed for outdoor retail display shall not exceed 50% of the length of the 
storefront, provided that a minimum area of 32 square feet shall be allowed in any event. 

3.  Retail items must be displayed in a neat and orderly manner, and remain in the area 
specified for its display. 

4.  Retail display shall not be located within required fire lanes or required parking stalls. 

5.  Retail display shall not be located within the public right-of-way without required permits 
and shall maintain a clear zone of a minimum of 44 inches in width to accommodate pedestrian 
access along sidewalks. 

6.  Safe ingress and egress to the site, visibility for transportation, and pedestrian access shall 
be maintained. 

7.  The location of the retail display shall be established as a condition of approval of any 
applicable permits. (Ord. 2753; Ord. 2803; Ord. 2883; Ord. 2951) 

 

21.04.2210. Urban Recreation Special Use Standards.  
A. Within the Urban Recreation zone, recreation uses which require a conditional use permit and accessory 
restaurants shall comply with the following requirements: 

1.  The buildings and parking areas shall be sited in locations least likely to block or interrupt scenic vistas from 
public areas and to minimize impacts on uses on adjacent properties. 

2.  Parking and storage areas shall be screened from the Sammamish River trail which is located on both the east 
and west sides of the Sammamish River. 
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3.  No uses shall be externally illuminated by artificial light except for parking lot lighting, safety lighting near 
buildings, and outdoor recreational uses. Outdoor recreational uses shall not be illuminated by artificial light from 
11:00 p.m. to 8:00 a.m. Lighting shall be designed and constructed to minimize glare and prevent glare and light 
from intruding on neighboring properties. 

4.  Amusement parks, water slides, miniature golf courses, motorized or nonmotorized race tracks, and uses 
similar to any of these uses shall be prohibited within the Urban Recreation zone. 

5.  Publicly owned buildings of less than 1,000 square feet gross floor area that serve trails and trail parking lots 
may be located within the 200-foot buffer of the Sammamish River, provided they are at least 70 feet away from 
the ordinary high water mark of the Sammamish River. 

B. Urban Recreation Accessory Uses. 

1.  Accessory uses shall be permitted in conjunction with an allowed use. Accessory uses may 
include, but are not limited to, equipment storage, outbuildings, fences, kiosks, and parking 
(unless otherwise excluded by another provision of the Zoning Code, such as RZC 21.68.050.C 
Shoreline Environments, Permitted Uses and Activities Table). 

2.  Accessory uses shall meet the requirements of this chapter and, unless otherwise provided 
for within this chapter, shall also meet all related requirements of the Zoning Code. The primary 
allowed use shall be maintained during the time any accessory use is maintained. 

3. Fences as Accessory Uses. 

a. Fences, including safety netting, installed within the Urban Recreation zoning district 
may exceed the maximum height limit set forth by section RZC 21.24.030 Height 
provided all the following criteria are met:   

i. The fence is required to protect public safety, and the applicant demonstrates 
that the height is the minimum necessary to fulfill its intended purpose; 

ii. A Type II – Visual Screen, per RZC 21.32.120 Types of Planting, shall be 
established and maintained at the exterior or public-facing side of the fence to 
reduce the visual impact on adjacent uses; and 

iii. A Conditional Use Permit, addressing the changes to previously approved site 
conditions and accessory uses shall be obtained. 

 

21.04.2220. Vehicle Sales, Rentals, Repair, and Storage 
A. Shall not abut Neighborhood zone. 

B. Sales uses must operate as stand-alone businesses; rental uses may operate in mixed-use 
developments. 

C. Rental uses operating in mixed-use developments are limited to eight rental vehicles at any given 
time in existing parking spaces; additional vehicles may be stored on site in a building or elsewhere given 
submittal and approval by the Technical Committee of a vehicle storage plan. 

D. Vehicle display area shall be outside of required parking and landscape areas. 
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E. Vehicles shall be stored on paved surfaces. 

F. Advertising signs are not permitted on the outside of vehicles. Signs providing information about the 
vehicle, such as year, make, model, may be displayed on the outside of or in the windows of vehicles. 

G. Outdoor loudspeaker systems are prohibited. 

H. Razor wire, chain link, and barbed wire fences prohibited on street or access frontage. 

I. Vehicle repair shall be conducted indoors. 

J. Where allowed, auto and motorcycle repair uses may also allow sales; sales area not to exceed 25 
percent of the combined gross floor area of all uses. 

K. Auto sales only permitted in conjunction with repair (see note J above), or as stand-alone businesses 
on properties with frontage on NE 90th Street between Willows Road and 152nd Avenue NE, NE 95th 
Street between Willows Road and 151st Avenue NE, and 151st Avenue NE between NE 90th Street and 
NE 95th Street. 

 

21.04.2230. Wireless Communication Facilities 
A. Purpose. 

The purpose of this section is to: 

1.  Establish clear regulations for the siting and design of Wireless Communication Facilities 
(WCFs) consistent with state and federal regulations; 

2.  Promote the health, safety, and general welfare of the Redmond community by regulating 
the siting of WCFs; 

3.  Minimize visual, safety, aesthetic, and environmental impacts of WCFs on surrounding areas 
by establishing standards for location, structural integrity, and compatibility; 

4.  Encourage the location and collocation of wireless communications equipment on existing 
structures; and 

5.  Accommodate the growing need and demand for wireless communication services. (Ord. 
2964) 

B. Applicability Permits and Exemptions. 

1.  Permits Required.  

a.  A land use permit is required to locate or install any Wireless Communication Facility (WCF) 
outside public rights-of-way, and in certain instances within public rights-of-way, unless the WCF 
is exempt under subsection 2 below. Table 21.76.070 Wireless Communication Facilities Review 
Process in RZC 21.76, sets forth the type of permit required based upon the nature of the facility 
and its location. 

b.  Redmond Municipal Code (RMC) Chapter 12.14, Telecommunications, governs the 
installation of any WCF within public rights-of-way. A Facilities Lease Agreement is required to 
install any WCF on City-owned property or infrastructure within the City of Redmond, including 
public rights-of-way. 

2.  Exemptions. The following WCFs shall be exempt from the requirement to obtain land use 
permits: 
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a.  VHF and UHF Receive-Only Television Antenna(s). VHF and UHF receive-only 
antenna(s) shall not be required to obtain land use permit approval nor shall they be 
required to obtain building permit approval. VHF/UHF antenna(s) shall be restricted to a 
height limit of no more than 15 feet above the existing or proposed roof. 

b.  Small Satellite Dish Antenna(s). Small dish antenna(s) in all zones shall be exempt 
from obtaining land use permit approval. Such antennas shall not be required to obtain 
building permit approval, but installation must comply with any applicable provisions of 
the City Building Code. 

c.  Small Cell Facilities attached to Utility Poles, Light Poles and Miscellaneous Poles 
within public rights-of-way shall be exempt from obtaining land use permit approval 
except for Small Cell Facilities located within Special Design Areas where a Type II land 
use permit is required. See RMC 12.14, Telecommunications for additional 
requirements. 

d.  Eligible Facilities Requests that meet the definition as set forth in RZC 21.78 shall be 
exempt from having to obtain a land use permit. A written request for an Eligible 
Facilities Request must be submitted to determine if the modification qualifies for this 
exemption. An Eligible Facilities Request shall be denied upon determination by the City 
that the proposed facility modification will substantially change the physical dimensions 
of an eligible support structure. 

e.  The addition of a new antenna(s) attached to an existing antenna support structure 
or structure mounted facility which already has at least one WCF; removal or 
replacement of existing antennas; and associated ground mounted equipment 
enclosures on existing legally established structure mounted facilities (other than 
towers) that have received previous WCF approval and that comply with size and 
concealment requirements established in this section or the applicable permit 
approving the WCF. Other applicable permits such as building permits and right-of-way 
use permits may be required. This exemption shall not apply to small cell facilities. 

f.  Routine maintenance and repair or replacement of antennas and equipment 
associated with wireless communication facilities. Replacement antennas shall be 
located within the same location as existing antenna and shall be of similar size, weight 
and height and shall comply with concealment requirements established in this section 
and in the applicable permit approving the WCF, unless such replacement antennas are 
exempted as an Eligible Facilities Request. Other applicable permits such as building 
permits and right-of-way use permits may be required. 

g.  Temporary WCF for emergency communications equipment during a declared public 
emergency. 

h.  Wireless communication equipment, including, but not limited to, the support of 
traffic signal systems, Supervisory Control and Data Acquisition (SCADA) devices, 
Intelligent Transportation Systems (ITS), LED Street Light Gateways, transit signal 
priority devices and other similar devices shall not be required to obtain land use permit 
approval. 

3.  Permits may be conditioned to allow review of the continued use of the antenna support 
structure or structure mounted facility at five-year intervals in order to recognize that rapid 
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technological advancements, changing markets, and legal interpretations by the FCC and by the 
courts may require periodic design review. 

4.  In addition to complying with the requirements of this chapter and the International Building 
Code, all wireless communication facilities located within the shorelines of the City shall comply 
with RZC 21.68.160, Utilities Within Shorelines. 

5.  All permits for WCF’s shall be expressly conditioned upon compliance with the removal 
requirements of RZC 21.04.2230.I, Cessation of Use, below upon cessation of use of any such 
facility. 

6.  Performance Assurance. The Administrator may require a performance assurance under 
RMC 12.14, Telecommunications, when located within public rights-of-way to ensure 
compliance with any aspect of this chapter. The Administrator may require a performance 
assurance under RZC 21.76.090 when located outside of public rights-of-way or when located on 
any private property. 

7.  Prohibited Devices. WCF’s that are not permanently affixed to a support structure and which 
are capable of being moved from location to location (e.g., “cell on wheels” or ballast mounts) 
are prohibited except for when allowed as a Temporary WCF consistent with RZC 21.04.2230.C 
below. 

C. Temporary Wireless Communication Facilities. 

1.  Permits Required.  

a.  A Type I land use permit is required to locate or install any temporary Wireless 
Communication Facility (WCF) on private property within the City of Redmond unless 
specially exempted per RZC 21.04.2230.B.2.f. See Table 21.76.070 Wireless 
Communication Facilities Review Process in RZC 21.76. 

b.  Except during a declared public emergency a lease agreement is required, consistent 
with RMC Chapter 12.14 Telecommunications to install any temporary WCF on City-
owned property within the City of Redmond. Temporary WCF’s are not permitted within 
public rights-of-way except for exempt facilities per RZC 21.04.2230.B.2.g. 

2.  Temporary WCF’s shall only be allowed for: 

a.  The reconstruction of a permanent WCF and limited to a duration of 18 months from 
the date of approval unless an extension is requested at least 30 days prior to the 
expiration date; or 

b.  Large scale events and limited to the duration of the event, plus ten days prior to the 
event and ten days after; or 

c.  Emergency communications equipment during a declared public emergency. 

3.  Temporary WCF facilities shall be portable without a permanent foundation. Roof mounted 
Temporary WCF facilities shall comply with size requirements established for 
Structure Mounted Facilities and ground mounted Temporary WCF facilities shall comply with 
size requirements for Antenna Support Structures as established in RZC 21.04.2230.E, General 
Development Standards for Wireless Communication Facilities. 

D. General Siting Criteria. 
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1.  RZC 21.76.070.AD, Wireless Communication Facilities, identifies zoning districts, standards 
and the review process for Wireless Communication Facilities. 

2.  New antenna support structures shall: 

a.  Comply with the siting standards and hierarchy set forth in the following 
subsections. 

b.  Not be permitted within public rights-of-way unless the applicant can demonstrate 
that alternative locations outside the right-of-way are not feasible. 

c.  Not be permitted if an existing antenna support structure is in a higher priority 
location within one-quarter mile and such existing structure is suitable for attachment 
of an antenna or collocation, unless the applicant demonstrates that the alternative 
location is not feasible. The applicant shall provide a map showing all existing antenna 
support structures and existing structure mounted facilities housing WCFs located 
within one-quarter mile of the proposed site. 

3.  New antenna support structures for macro cell facilities and small cell facilities located 
outside public rights-of-way and macro cell facilities located within public rights-of-way shall be 
sited within the zoning districts of the City according to the following siting hierarchy, with (1) 
being the highest (most preferable) ranking site and (9) being the lowest (least preferable) 
ranking site. New antenna support structures for small cell facilities located within public rights-
of-way shall be sited according to the siting hierarchy established in section D below. New 
antenna support structures must be located on the highest ranking site unless the applicant can 
demonstrate, that the site is not technically feasible or available given the location of the 
proposed structure and the network need. This demonstration shall be provided in a report 
prepared by a qualified licensed radio frequency engineer, professional engineer, or a 
professional with training in the field of wireless communications facility siting. In order of 
ranking, from highest to lowest, the sites are: 

a.  Attached to an existing legally established antenna support structure or structure 
mounted facility with an existing WCF. 

b.  Attached to a structure mounted facility on sites used exclusively for business park, 
general commercial, industrial or manufacturing park uses within the BP, GC, I and MP 
zones. 

c.  Attachment to a structure mounted facility, such as a water tower within all zoning 
districts. 

d.  Attached to a structure mounted facility on sites used exclusively for manufacturing, 
research and development, commercial, and office uses in the mixed-use, commercial, 
Downtown, and Overlake zoning districts. Within these zoning districts, the highest to 
lowest ranking sites are I, MP, BP, CMU, UMU, OBAT, OV, and Downtown zones. 

e.  On institutional structures, places of worship, and other nonresidential structures 
located in residential zones. 

f.  Attached to multifamily residential structures in the NMF zoning district. Wireless 
communication facilities attached to residential structures are not permitted in any 
Neighborhood zoning district other than NMF. 

334

https://redmond.municipal.codes/RZC/21.76.070.AD


Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 60 of 86 

 

 

 

g.  Placement on a new antenna support structure located within BP, CMU, I and MP 
zones. 

h.  Placement on a new antenna support structure located within all zones except BP, 
CMU, I, MP, UR, RA-5, NR and Shoreline Areas. 

i.  Placement on a new antenna support structure located within UR, RA-5, NR and 
Shoreline Areas. See RZC 21.04.2230.G for additional requirements. Antenna Support 
Structures located within NR are subject to Special Exceptions outlined in RZC 
21.04.2230.G. 

4.  New Antenna Support Structures for Small Cell Facilities located within public rights-of-way 
shall be in accordance with the following siting hierarchy, with (1) being the highest (most 
preferable) ranking site and (8) being the lowest (least preferable) ranking site. A new Small Cell 
Facility must be located on the highest ranking site unless the applicant can demonstrate that 
the site is not technically feasible or available given the location of the proposed structure and 
the network need. This demonstration shall be provided in a report prepared by a qualified 
licensed radio frequency engineer, professional engineer, or a professional with training in the 
field of wireless communications facility siting. In order of ranking, from highest to lowest, the 
sites are: 

a.  Placement of small cell facility on existing or replacement utility poles, light poles or 
miscellaneous poles in nonresidential zones. 

b.  Placement of small cell facility on existing or replacement utility poles, light poles or 
miscellaneous poles in residential zone. 

c.  Attachment of a small cell facility on an existing structure mounted facility or existing 
antenna support structure which has an existing WCF in any zone. 

d.  Placement of a small cell facility on a new light pole when pole design standards are 
met and a lighting analysis is submitted showing the need and correct placement for a 
new light pole. 

e.  Placement on a structure mounted facility in any zone. 

f.  Placement on a new antenna support structure located within BP, CMU, I and MP 
zones. 

g.  Placement on a new antenna support structure located within all zones (except BP, 
CMU, I, MP, UR, RA-5, NR and Shoreline Areas). 

h.  Placement on a new antenna support structure located within UR, RA-5, NR and 
Shoreline Areas. See RZC 21.04.2230.G for additional requirements. Antenna Support 
Structures located within the NR zone are subject to Special Exceptions outlined in RZC 
21.04.2230.G. 

E. General Development Standards. 

1.  All Wireless Communication Facilities shall be installed and operated in accordance with the 
regulations of the Federal Communications Commission and in compliance with the 
development standards set forth in the following subsections. 

a.  Large Satellite Dish Antenna(s): 

335



Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 61 of 86 

 

 

 

i.  Shall not be located within front or side yard building setback areas. Shall be 
located outside of any required landscaped area and preferably located in 
service areas or other less visible locations. 

ii.  Ground mounted and roof mounted antennas are allowed in all zones 
except for Urban Recreation (UR) zones and Neighborhood zones where only 
ground mounted antennas are allowed. Ground mounted antennas shall not 
exceed 12 feet in diameter and 15 feet in height, including their bases measured 
from existing grade. Roof mounted antennas shall not exceed 12 feet in 
diameter and 15 feet in height, including their bases measured from the roof 
line. 

iii.  Mountings and satellite dishes shall be no taller than the minimum required 
for obtaining an obstruction-free reception window. 

iv.  Construction plans and final construction of the mounting bases of all large 
satellite dish antenna(s) shall be approved by the City’s Building Division. 

c.  Amateur Radio Towers: 

i.  Towers in all zones shall not be located within any easements, front, side, or 
rear yard building setback areas. Shall be located at a point farthest from lot 
lines as feasible, or the point farthest from residential structures on abutting 
properties. Towers located in Semi-Rural (RA-5) zone, UR, and Conservation 
Open Space zone shall be located in the yard of the residence and avoid using 
land that is available for crops, pasturage, or other agricultural activities. 

ii.  Ground mounted and roof mounted antennas are allowed in all zones. 
Ground mounted towers shall not exceed 65 feet in height unless a proposal 
demonstrates that physical obstructions impair the adequate use of the tower. 
Telescoping towers may exceed the 65-foot height limit only when extended 
and operating. 

iii.  The combined structure of a roof-mounted tower and antenna(s) shall not 
exceed a height of 25 feet above the existing roof line. Within the shoreline 
jurisdiction, the height limit for ground-mounted and roof mounted towers and 
antennas, inclusive of building height, is 50 feet (SMP). Screening shall be 
restricted to a height limit of no more than 15 feet above the existing or 
proposed roof. 

iv.  Mountings and Amateur Radio Towers shall be no taller than the minimum 
required for the purposes of obtaining an obstruction-free reception window. 

v.  Construction plans and final construction of the mounting bases of amateur 
radio towers covered by this section shall meet the structural design 
requirements of this section and shall be approved by the City’s Building 
Division. 

vi.  Applications shall document that the proposed tower and any mounting 
bases are designed to withstand wind and seismic loads as established by the 
International Building Code. 

d.  Macro Cell Facilities and Small Cell Facilities located on Structure Mounted Facilities 
and associated Equipment Enclosures: 

336



Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 62 of 86 

 

 

 

i.  Macro cell facilities and small cell facilities shall be structure mounted only 
(rooftop or facade) under this subsection. Standalone ground mounted facilities 
are not allowed and associated equipment enclosures may be roof or ground 
mounted. Ground mounted equipment enclosures shall not be located within 
public rights-of-way and shall not be permitted in any public easements or 
building setback areas. 

ii.  Associated above-ground equipment enclosures for macro cell facilities shall 
be minimized, and shall not exceed 240 square feet (e.g., 12 by 20 feet) unless 
operators can demonstrate that more space is needed. 

iii.  Associated above-ground equipment enclosures for small cell facilities shall 
be minimized, and shall not exceed a footprint of 16 square feet (e.g., 4 by 4 
feet) unless operators can demonstrate that more space is needed. 

iv.  Where an antenna is to be mounted on the roof of a building, the combined 
antenna(s) and all associated equipment and required screening shall not 
extend more than 15 feet above the existing or proposed roof structure. 
Attachment to residential structures are not permitted in any residential zoning 
district other than NMF. 

v.  New Antenna Support Structures for Small Cell Facilities and Macro Cell 
Facilities and associated Equipment Enclosures: 

A.  New antenna support structures shall be ground mounted only and 
shall not be located in any setback areas on private and public property. 

B.  In all zones except for UR and Neighborhood zones, the combined 
height inclusive of antennas shall not exceed 85 feet, except when 
collocation is specifically provided for, then the new antenna support 
structure shall not exceed 100 feet. New antenna support structures 
located within public rights-of-way shall be limited to 50 feet in height 
inclusive of antennas. 

C.  In UR and Neighborhood zones, the combined height inclusive of 
antenna(s) shall not extend more than 15 feet above the maximum 
height of the zone for which it is proposed to a maximum of 60 feet. A 
height increase of 15 feet may be allowed by the Administrator when 
collocation is specifically provided. New antenna support structures 
located within public rights-of-way shall be limited to the maximum 
height allowed in the underlying zone. 

D.  Ground mounted equipment enclosures outside the public rights-of-
way shall not exceed a footprint of 240 square feet (e.g., 12 by 20 feet) 
for macro cell facilities and 16 square feet (e.g., 4 by 4 feet) small cell 
facilities unless operators can demonstrate that more space is needed. 

E.  Pole mounted equipment enclosures, unified camouflage designs 
and associated transmission equipment (excluding antennas but 
including all conduit), and all other wireless equipment associated with 
the antennas and any pre-existing associated equipment on the pole 
shall be of the minimum size possible and shall not exceed 28 cubic feet. 
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F.  Placement of a new antenna support structure shall be denied 
unless the applicant can demonstrate through an alternative site 
analysis or other supporting documentation that other existing WCF 
sites and the siting hierarchy per RZC 21.04.2230.D.3 and 4 were 
considered and are either not technically feasible or available. 

G.  Special Exceptions per RZC 21.04.2230.G apply to locate a new 
Antenna Support Structure in UR, RA-5, and NR zones or within 
shoreline areas of the City or to exceed height limits in any zone. 

e.  Small Cell Facilities attached to existing and replacement Utility Poles (excluding 
Light Poles) and Miscellaneous Poles: 

i.  Antennas and pole-top extenders to the extent allowed by RZC 21.04.2230.F 
shall not extend more than 15’ above the top of pole or electrical lines, if any. 
Additional height may be allowed to meet the pole owner’s separation 
requirements. Antenna canisters or shrouds on top of a utility pole shall not 
exceed sixteen (16) inches in diameter or three (3) inches outside the diameter 
of the existing/replacement pole whichever is greater measured at the top of 
the pole. Pole-top antenna canisters or shrouded panel antennas on 
miscellaneous poles shall not exceed more than three (3) inches outside the 
diameter of the existing/replacement pole measured at the top of the pole. An 
increase in diameter may be allowed for pole-top antennas if compatible with 
the pole 
design. 

ii.  Distribution utility poles shall be limited to a maximum height of 50 feet 
inclusive of antennas measured above grade unless additional height is required 
by the pole owner. 

iii.  Transmission utility poles shall be limited to a maximum height extension of 
15 feet unless additional height is required by the pole owner. 

iv.  Miscellaneous poles shall be limited to a maximum height of 35 feet. 

v.  When additional height is required to meet separation requirements of the 
pole owner, the applicant shall be required to submit a letter from the pole 
owner specifying the height required for antennas attached to the top of pole or 
the height required for the pole. 

vi.  Replacement poles shall be limited to a 25% increase in diameter measured 
from the base of the existing pole to accommodate conduit routed through the 
inside of the pole or to allow the placement of equipment enclosures in the 
base of the pole. A minimal increase above the 25% limit may be allowed to 
accommodate more equipment inside the pole. Any increase in diameter is 
subject to meeting ADA requirements, sight distance triangles, sidewalk 
clearance requirements and other applicable requirements. 

vii.  Replacement poles shall be located within five (5) feet of the existing pole 
and shall be placed in a location that meets all applicable City standards. 

viii.  Ground mounted equipment enclosures are not permitted in public rights-
of-way except for pole mounted equipment or when incorporated into street 
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furniture (including but not limited to mailboxes, garbage cans and benches and 
other similar features), the base of a pole or other similar concealment 
techniques. 

ix.  Pole mounted equipment enclosures, unified camouflage designs and 
associated transmission equipment (excluding antennas but including all 
conduit), and all other wireless equipment associated with the antennas and 
any pre-existing associated equipment on the pole (excluding antennas) shall be 
of the minimum size possible and shall not exceed 28 cubic feet for equipment 
on utility poles and 3 cubic feet for equipment on miscellaneous poles. 

x.  Vertical clearance shall be reviewed by the Public Works Department and 
verified by the underlying utility owner to ensure that structures will not pose a 
hazard to other users of the right-of-way. 

f.  Small Cell Facility attached to existing, replacement and new Light Poles: 

i.  Antennas on top of the light pole are not to extend more than six (6) feet 
above the height of the existing pole and shall be equal to the diameter of the 
existing/replacement pole. An increase in diameter for pole-top canister 
antennas or shrouded panel antennas may be allowed if compatible with the 
pole design when the applicant demonstrates it is the minimum diameter 
necessary to meet technical requirements. Antennas may extend beyond six (6) 
feet up to a maximum of ten (10) feet if the applicant can demonstrate that 
more space is needed. 

ii.  Replacement poles shall be limited to a 25% increase in diameter measured 
from the base of the existing pole to accommodate conduit routed through the 
inside of the pole or to allow the placement of equipment enclosures in the 
base of the pole. A minimal increase above the 25% limit may be allowed to 
accommodate more equipment inside the pole. Any increase in diameter is 
subject to meeting ADA requirements, sight distance triangles, sidewalk 
clearance requirements and other applicable requirements. 

iii.  Replacement poles shall be located within five (5) feet of the existing pole 
and shall be placed in a location that meets all applicable City standards. 

iv.  New light poles are allowed when determined necessary through a lighting 
analysis and when illumination design standards and pole standards are met. 
New light poles shall be the same height as other nearby light poles of the same 
pole design. A minimal increase in diameter may be allowed to accommodate 
conduit routed through the inside of the pole or to allow the placement of 
equipment enclosures in the base of the pole subject to meeting ADA 
requirements, sight-distance triangle and other applicable requirements. 

v.  Pole mounted equipment enclosures, unified camouflage designs and 
associated transmission equipment (excluding antennas but including conduit), 
and all other wireless equipment associated with the antennas and any pre-
existing associated equipment on the pole, shall be of the minimum size 
possible and shall not exceed 28 cubic feet for enclosures. 
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vi.  Ground mounted equipment enclosures outside public rights-of-way shall 
not exceed a footprint of 16 square feet (e.g., 4 by 4 feet) for Small Cell Facilities 
unless applicants can demonstrate that more space is needed. 

vii.  Ground mounted equipment enclosures are not permitted in public rights-
of-way except for pole mounted equipment or when incorporated into street 
furniture (including but not limited to mailboxes, garbage cans and benches and 
other similar features), the base of a pole or other similar concealment 
techniques. 

viii.  Small Cell Facilities are prohibited on all traffic signal poles. 

ix.  Vertical clearance shall be reviewed by the Public Works Department and 
verified by the underlying utility owner to ensure that the structures will not 
pose a hazard to other users of the right-of-way. 

g.  Macro Cell Facility attached to existing and replacement Utility Poles: 

i.  Antennas shall not extend more than 20 feet above the top of the pole or 
electrical lines, if any. Additional height may be allowed to meet the pole 
owner’s separation requirements. An increase in diameter for pole-top canister 
antennas or shrouded panel antennas may be allowed if compatible with the 
pole design when the applicant demonstrates it is the minimum diameter 
necessary to meet technical requirements. 

ii.  Distribution utility poles shall be limited to a maximum height of 50 feet 
inclusive of antennas measured above grade unless the existing pole is taller or 
unless additional height is required by the pole owner. 

iii.  Transmission utility poles shall be limited to a maximum height extension of 
15 feet. A maximum height of 100 feet inclusive of antennas may be allowed if 
required by the pole owner or as required to match the height of the existing 
pole. 

iv.  When additional height is required to meet separation requirements of the 
pole owner, the applicant shall be required to submit a letter from the pole 
owner specifying the height required for antennas attached to the top of pole or 
the height required for the pole. 

v.  Pole mounted equipment enclosures, unified camouflage designs and 
associated transmission equipment (excluding antennas but including conduit), 
and all other wireless equipment associated with the antennas and any pre-
existing associated equipment on the pole shall be of the minimum size possible 
and shall not exceed 28 cubic feet for enclosures. 

vi.  Ground mounted equipment enclosures outside public rights-of-way shall 
not exceed a footprint of 240 square feet (e.g., 12 by 20 feet) unless operators 
can demonstrate that more space is needed. Ground mounted equipment 
enclosures for macro cell facilities are not permitted within the rights-of-way, 
unless in an underground vault. 

vii.  Replacement poles shall be located within five (5) feet of the existing pole 
and shall be placed in a location that meets all applicable City standards. 
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viii.  Macro cell facilities are prohibited on utility poles along Leary Way, 
Cleveland Street, Gilman Street, Bear Creek Parkway and 152nd Avenue NE 
between NE 20th and NE 31st Streets. 

2.  Macro Cell Facilities are prohibited on all light poles, miscellaneous poles and traffic signal 
poles in all public rights-of-way. Macro cell facilities are prohibited on utility poles along Leary 
Way, Cleveland Street, Gilman Street, Bear Creek Parkway and 152nd Avenue NE between NE 
20th and NE 31st Streets. 

3.  No Wireless Communication Facility shall be used for the purposes of signage or message 
display of any kind, other than signage required by FCC regulations, or as specifically approved 
as stealth concealment. 

4.  Rooftop antenna(s) and all associated rooftop equipment shall be restricted to a height limit 
of no more than 15 feet above the existing or proposed roof unless otherwise specified. 

5.  A professional engineer licensed by the State of Washington shall certify in writing, over his 
or her seal, that both construction plans and final construction of the WCF are designed to 
withstand wind and seismic loads as established by the International Building Code. (Ord. 2652; 
Ord. 2919; Ord. 2964) 

F. Design Standards for Wireless Communication Facilities. 

1.  Compliance Required. All wireless communications facilities shall comply with the design 
standards set forth in the following subsections below: 

2.  Large Satellite Dish Antenna(s).  

a.  Aluminum mesh dishes should be used whenever possible instead of a solid 
fiberglass type. 

b.  Screening shall be as high as the dish if technically feasible or shall be as high as the 
center of the dish. Full screening shall be provided as high as the dish if the proposed 
location abuts an adjoining residential zone. 

c.  Ground Mounted: Screening shall be provided with one or a combination of the 
following methods: solid fencing, walls, landscaping or structures, to block the view of 
the facility as much as possible. Chain-link fencing with slats shall not be permitted 
unless in combination with a Type I visual landscape screen (90 percent solid or more) 
pursuant to RZC 21.32.120, Types of Planting. When landscaping alone is proposed for 
screening purposes, a Type I visual screen as specified above is required. Landscaping 
for the purpose of screening shall be maintained in a healthy condition. 

d.  Roof Mounted: Shall be placed as close to the center of the roof as possible. 
Screening shall be of a material and design compatible with the building, and can 
include penthouse screening, parapet walls, or other similar screening. 

e.  To the extent technically feasible and in compliance with safety regulations, specific 
paint colors shall be required for camouflage purposes. 

3.  Amateur Radio Towers.  

a.  The tower shall be painted to camouflage the facility with its surroundings when 
technically feasible and when in compliance with safety regulations. 
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b.  Ground Mounted: Screening shall be provided for all associated ground mounted 
equipment with one or a combination of the following methods: solid fencing, walls, 
landscaping or structures, to block the view of the facility as much as possible. Chain-link 
fencing with slats shall not be permitted unless in combination with a Type I visual 
landscape screen (90 percent solid or more) pursuant to RZC 21.32.120, Types of 
Planting. When landscaping alone is proposed for screening purposes a Type I visual 
screen as specified above is required. Landscaping for the purpose of screening shall be 
maintained in a healthy condition. 

c.  Roof Mounted: Screening shall be placed as close to the center of the roof as 
possible. Screening shall be of a material and design compatible with the building, and 
can include penthouse screening, parapet walls, or other similar screening. 

3.  Macro Cell Facilities and Small Cell Facilities located on Structure Mounted Facilities and 
associated Equipment Enclosures.  

a.  Antenna arrays located on existing buildings or other structures and associated 
equipment shall be screened to block the view of the antennas as much as possible and 
specific paint colors shall be required for camouflage purposes. 

b.  Antenna Arrays for Macro and Small Cell facilities mounted on rooftops of mixed-
use, commercial, multifamily and other similar structures shall be fully screened. 
Screening shall be of a material and design compatible with the building, and can 
include penthouse screening, parapet walls, or other similar screening. Omnidirectional 
antennas shall be of a color compatible with the roof, structure or background. Antenna 
Arrays attached to residential structures are not permitted in any residential zoning 
district other than NMF. 

c.  Antenna(s) for Small Cell Facilities attached to a building facade shall be flush 
mounted, mimic the facade they are attached to by use of color and materials and/or 
use other stealth tactics and shall not project above the facade wall on which they are 
mounted. Antenna Arrays for Macro Cell Facilities are not permitted on any building 
facade other than water towers. 

d.  Macro Cell Facilities and Small Cell Facilities are prohibited on any historic landmark. 

e.  Operators shall consider undergrounding equipment if technically feasible or placing 
the equipment within existing structures. 

f.  Above-ground equipment enclosures for antenna(s) located on a building shall be 
located within the building, on the building rooftop or, on the sides or behind the 
building and screened to the fullest extent possible. Screening of associated above 
ground equipment enclosures shall be of a material, color and design compatible with 
the building to appear as part of the building and/or a Type I visual screen, as shown in 
RZC 21.32.120, Types of Planting, shall be created around the perimeter of the 
Equipment Enclosure. Landscaping for the purpose of screening shall be maintained in a 
healthy condition. 

g.  The use of concrete or concrete aggregate shelters is not allowed in UR, RA-5 and R 
zones. 
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h.  Any fencing required for security shall meet screening codes in the same manner as 
applied to screening for mechanical and service areas in RZC 21.45 Solid Waste Storage 
and Collection. 

4.  New Antenna Support Structures for Small Cell Facilities and Macro Cell Facilities and 
associated Equipment Enclosures.  

a.  For macro cell facilities stealth technology shall be required using structures such as 
monopines (that mimic a native tree), slimline poles, flagpoles or other similar poles. 
The pole type chosen shall blend with existing characteristics of the subject site when 
located outside public rights-of-way or shall blend with the streetscape and street poles 
when located within public rights-of-way. Glulam poles may be allowed if compatible 
and only when blended with existing characteristics such as mature trees and/or other 
existing wooden poles. The new antenna support structure shall be painted to blend 
with the background of the surrounding environment. Guyed and Lattice Antenna 
Support Structures are prohibited. 

b.  For small cell facilities located in the rights-of-way, applicants shall use utility or 
lightpoles that have a similar or compatible design to existing neighboring utility or light 
poles in the rights-of-way. 

c.  Antennas shall be internal to the pole or placed in a canister at the top of the pole, if 
technically feasible otherwise external antenna mounts are allowed and shall be flush 
mounted. Unified camouflage designs concealing antennas and equipment within a 
single enclosure meeting dimensional requirements as specified in RZC 
21.04.2230.E.1.d.v.E are permitted. If standoff mounts or brackets are used such mount 
or bracket shall be located as close to the pole as technically feasible; however, in no 
case shall the mount or bracket extend more than 12 inches off the pole, measured 
from the inside edge of the antenna to the surface of the pole. 

d.  Full concealment of antennas, equipment enclosures and all associated transmission 
equipment is required for all poles when located along Leary Way, Cleveland Street, 
Gilman Street, Bear Creek Parkway and 152nd Avenue NE between NE 20th and NE 31st 
Streets. Equipment enclosures shall be fully concealed within the base of the pole, 
inside the pole or incorporated into street furniture, park furniture and/or other similar 
features and structures whenever technically feasible. Mounting to the exterior surface 
of the pole is not allowed unless camouflaged to appear as an integrated part of the 
pole. 

e.  Pole mounted equipment enclosures and all associated transmission equipment 
shall be allowed after considering full concealment inside the pole. Pole mounted 
equipment shall be located in a manner that minimizes clutter and visual impact. 
Equipment enclosures shall be limited to a maximum of one enclosure per pole, unless 
the applicant can demonstrate that multiple equipment enclosures will provide less of a 
visual impact. The primary equipment enclosure may not exceed the size parameter 
outlined in RZC 21.04.2230.E.1.d.v.E. If photo simulations show that all equipment 
located outside an enclosure will provide less of a visual impact then no enclosures shall 
be required. 

f.  Equipment enclosures and transmission equipment mounted to the exterior surface 
of the pole shall be painted to match the pole and existing or required signage (such as 
but not limited to no parking signs and other similar signage) shall be utilized to conceal 
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equipment whenever possible within public rights-of-way. The antennas and equipment 
shall not dominate the structure upon which it is attached and shall be visually 
concealed utilizing color and compatible material to camouflage the facility. 

g.  Collocations shall be prohibited for macro cell facilities located within public rights-
of-way, except where fully concealed within a stealth or slimline pole. 

h.  Cable and/or conduit shall be routed through the inside of all poles. 

i.  A Type I visual screen (90 percent solid barrier or more) pursuant to RZC 21.32.120, 
Types of Planting, shall be required for any ground equipment enclosure located within 
a new compound/lease area outside public rights-of-way. Landscaping for the purpose 
of screening shall be maintained in a healthy condition. The use of concrete or concrete 
aggregate shelters is not allowed in UR, RA-5 and R zones. Any fencing required for 
security shall meet screening codes in the same manner as applied to screening for 
mechanical and service areas in RZC 21.45 Solid Waste Storage and Collection. 

j.  Within the shoreline jurisdiction, additional screening shall be provided through 
plantings or double rows of native conifers surrounding the base of the structure. (SMP) 

5.  Small Cell Facility attached to existing and replacement Utility Poles (excluding Light Poles) 
and Miscellaneous Poles.  

a.  Except for wooden utility poles, antennas shall be internal to the pole whenever 
technically feasible otherwise external antenna mounts are allowed and shall be flush 
mounted to the surface of the pole. Unified camouflage designs concealing antennas 
and equipment within a single enclosure meeting dimensional requirements as specified 
in RZC 21.04.2230.E.1.e.ix are permitted. If standoff mounts or brackets are used such 
mount or bracket shall be located as close to the pole as technically feasible; however, 
in no case shall the mount or bracket extend more than twelve (12) inches off the pole, 
measured from the inside edge of the antenna to the surface of the pole, unless 
otherwise required by the pole owner. Side arm brackets are prohibited. 

b.  Antennas attached to the top of a miscellaneous pole shall be flush mounted as 
close to the top of the pole as technically feasible. Antennas shall be shrouded or 
screened to blend with the pole except for canister antennas which shall not require 
screening. Canister antennas or shrouding or other similar screening material shall be 
compatible with the pole and shall be painted to match the pole. Pole extensions and 
other such mounting hardware attached to the top of the pole shall be centered to the 
top of the pole. All cabling and mounting hardware/brackets from the bottom of the 
antenna to the top of the pole shall be fully concealed and integrated with the pole. 

c.  Antennas attached to the top of a utility pole and associated mounting hardware 
such as pole toppers or pole extenders are not allowed unless they are canister 
antennas or designed to blend with the pole. Pole extensions and other such mounting 
hardware attached to the top of the pole shall be centered to the top of the pole and 
shall substantially match the diameter of the pole. Canister antennas or shrouding or 
other similar screening material shall be compatible with the pole and painted to match 
the pole. All cabling and mounting hardware/brackets from the bottom of the antenna 
to the top of the pole shall be concealed. 

d.  Full concealment of antennas, equipment enclosures and all associated transmission 
equipment is required for all poles when located along Leary Way, Cleveland Street, 
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Gilman Street, Bear Creek Parkway and 152nd Avenue NE between NE 20th and NE 31st 
Streets. Equipment enclosures shall be fully concealed within the base of the pole, 
inside the pole or incorporated into street furniture, park furniture and/or other similar 
features and structures whenever technically feasible. Mounting to the exterior surface 
of the pole is not allowed unless camouflaged to appear as an integrated part of the 
pole. 

e.  Pole mounted equipment enclosures and all associated transmission equipment 
shall be allowed after considering full concealment inside the pole. Pole mounted 
equipment shall be located in a manner that minimizes clutter and visual impact. 
Equipment enclosures shall be limited to a maximum of one enclosure per pole, unless 
the applicant can demonstrate that multiple equipment enclosures will provide less of a 
visual impact. The primary equipment enclosure may not exceed the size parameter 
outlined in RZC 21.04.2230.E.1.e.ix. If photo simulations show that all equipment 
located outside an enclosure will provide less of a visual impact then no enclosures shall 
be required. 

f.  Equipment enclosures and transmission equipment mounted to the exterior surface 
of the pole shall be painted or tinted to match the pole and existing or required signage 
(such as but not limited to no parking signs and other similar signage) shall be utilized to 
conceal equipment whenever possible within public rights-of-way. The antennas and 
equipment shall not dominate the structure upon which it is attached and shall be 
visually concealed utilizing color and compatible material to camouflage the facility. 

g.  Attachment of additional small cell facilities to a utility pole which has an existing 
small cell facility attached shall be permitted on utility poles if located in a manner that 
minimizes clutter and visual impact. 

h.  Cable and/or conduit shall be routed through the inside of all poles except for 
wooden poles where cable and/or conduit shall be allowed on the outside of the pole. 
The outside conduit shall be painted to match the pole and shall comply with the 
engineering standards of the pole owner. 

i.  New poles for the sole purpose of accommodating WCF’s shall be reviewed as a new 
antenna support structure. 

6.  Small Cell Facilities attached to existing, replacement and new Light Poles.  

a.  Antennas shall be internal to the pole whenever technically feasible otherwise 
external antenna mounts are allowed and shall be flush mounted to the surface of the 
pole. Unified camouflage designs concealing antennas and equipment within a single 
enclosure meeting dimensional requirements as specified in RZC 21.04.2230.E.1.f.v are 
permitted. If standoff mounts or brackets are used such mount or bracket shall be 
located as close to the pole as technically feasible; however, in no case shall the mount 
or bracket extend more than twelve (12) inches off the pole, measured from the inside 
edge of the antenna to the surface of the pole, unless otherwise required by the pole 
owner. Side arm brackets are prohibited. 

b.  Antennas attached to the top of the pole shall be flush mounted as close to the top 
of the pole as technically feasible. Antennas shall be shrouded or screened to blend with 
the pole except for canister antennas which shall not require screening. Canister 
antennas or screening/shrouding for all other antennas shall be painted to match the 
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pole. Pole extensions and other such mounting hardware attached to the top of the pole 
shall be centered to the top of the pole. All cabling and mounting hardware/brackets 
from the bottom of the antenna to the top of the pole shall be fully concealed and 
integrated with the pole. 

c.  Full concealment of antennas, equipment enclosures and all associated transmission 
equipment is required for all poles when located along Leary Way, Cleveland Street, 
Gilman Street, Bear Creek Parkway and 152nd Avenue NE between NE 20th and NE 31st 
Streets. Equipment enclosures shall be fully concealed within the base of the pole, 
inside the pole or incorporated into street furniture, park furniture and/or other similar 
features and structures whenever technically feasible. Mounting to the exterior surface 
of the pole is not allowed unless camouflaged to appear as an integrated part of the 
pole. 

d.  Pole mounted equipment enclosures and all associated transmission equipment 
shall be allowed after considering full concealment inside the pole. Pole mounted 
equipment shall be located in a manner that minimizes clutter and visual impact. 
Equipment enclosures shall be limited to a maximum of one enclosure per pole, unless 
the applicant can demonstrate that multiple equipment enclosures will provide less of a 
visual impact. The primary equipment enclosure may not exceed the size parameter 
outlined in RZC 21.04.2230.E.1.f.v. If photo simulations show that all equipment located 
outside an enclosure will provide less of a visual impact then no enclosures shall be 
required. 

e.  Equipment enclosures and transmission equipment mounted to the exterior surface 
of the pole shall be painted or tinted to match the pole and existing or required signage 
(such as but not limited to no parking signs and other similar signage) shall be utilized to 
conceal equipment whenever possible within public rights-of-way. The antennas and 
equipment shall not dominate the structure upon which it is attached and shall be 
visually concealed utilizing color and compatible material to camouflage the facility. 

f.  A Type I visual screen (90 percent solid barrier or more) pursuant to RZC 21.32.120, 
Types of Planting, shall be required for any Equipment Enclosure located within a new 
compound area outside public rights-of-way. 

g.  Cable and/or conduit shall be routed through the inside of all poles. 

h.  Replacement and new light poles shall meet City design standards. 

i.  New poles for the sole purpose of accommodating WCF’s shall be reviewed as a new 
antenna support structure except for when deemed necessary through a lighting 
analysis submitted by the applicant and when illumination design standards and pole 
standards are met. 

7.  Macro Cell Facility attached to existing and replacement Utility Poles.  

a.  External antenna mounts are allowed and shall be flush mounted. Unified 
camouflage designs concealing antennas and equipment within a single enclosure are 
permitted. If standoff mounts or brackets are used such mount or bracket shall be 
located as close to the pole as technically feasible. Side arm brackets are prohibited. 

b.  Antennas attached to the top of a utility pole and associated mounting hardware 
such as pole toppers or pole extenders are not allowed unless they are canister antenna 
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or designed to blend with the pole. Pole extensions and other such mounting hardware 
attached to the top of the pole shall be centered to the top of the pole and shall 
substantially match the diameter of the pole. Canister antennas or shrouding or other 
similar screening material shall be compatible with the pole and painted to match the 
pole. All cabling and mounting hardware from the bottom of the antenna to the top of 
the pole shall be concealed. 

c.  Pole mounted equipment enclosures and all associated transmission equipment shall 
be allowed after considering full concealment inside the pole. Pole mounted equipment 
shall be located in a manner that minimizes clutter and visual impact. Equipment 
enclosures shall be limited to a maximum of one enclosure per pole, unless the 
applicant can demonstrate that multiple equipment enclosures will provide less of a 
visual impact. The primary equipment enclosure may not exceed the size parameter 
outlined in RZC 21.04.2230.E.1.g.v. If photo simulations show that all equipment located 
outside an enclosure will provide less of a visual impact then no enclosures shall be 
required. 

d.  Equipment enclosures and transmission equipment mounted to the exterior surface 
of the pole shall be painted to match the pole and existing or required signage (such as 
but not limited to no parking signs and other similar signage) shall be utilized to conceal 
equipment whenever possible within public rights-of-way. The antennas and all 
associated equipment shall not dominate the structure upon which it is attached and 
shall be visually concealed utilizing color and compatible material to camouflage the 
facility. 

e.  Attachment of additional wireless facilities to a utility pole which has an existing 
wireless facility attached shall be permitted on utility poles if located in a manner that 
minimizes clutter and visual impact. Canister antennas attached to the top of the pole 
shall be stacked as technically feasible. 

f.  A Type I visual screen (90 percent solid barrier or more) pursuant to RZC 21.32.120, 
Types of Planting, shall be required for any Equipment Enclosure located within a new 
compound area outside public rights-of-way. 

g.  Cable and/or conduit shall be allowed on the outside of the pole. The outside 
conduit shall be painted to match the pole and shall comply with the engineering 
standards of the pole owner. 

h.  New poles for the sole purpose of accommodating WCF’s are reviewed as a new 
antenna support structure. (Ord. 2652; Ord. 2919; Ord. 2964) 

G. Special Exceptions. 

1.  Purpose. The purpose of this section is to provide for the granting of special exceptions when 
adherence to all development and design standards of this chapter would result in a physical or 
technical barrier which would block signal reception or transmission or would otherwise be an 
effective prohibition of wireless services. 

2.  Applicability.  

a.  A special exception is required whenever an applicant desires to: 

i.  Vary from the height, location, or setback limitations on the siting of amateur 
radio towers; or 
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ii.  Vary from the setback limitations for antenna support structure; or 

iii.  Locate a new antenna support structure within the UR, RA-5, and NR zones 
or within the shoreline areas of the City; or 

iv.  Exceed the height limit on Structured Mounted Facilities; or 

v.  Vary from the setback, size, screening, landscape, and service area 
requirements for large satellite dishes in all zones; or 

vi.  Requests to exceed the height limit for a proposed new or replacement 
antenna support structure in any zone. 

b.  The special exceptions provided in this section do not apply to variations from the 
International Building Code. 

c.  A variance pursuant to RZC 21.76, Review Procedures, is required for variations from 
applicable zoning regulations not described in this section. 

3.  Procedures.  

a.  A request for a Special Exception shall be processed in conjunction with the permit 
approving the Wireless Communication Facility and shall not require any additional 
application or fees. The final approval authority for granting of the Special Exception 
shall be the same as that for the permit approving the antenna(s) location. 

b.  Upon review of Special Exception requests, the approval authority shall consider first 
those standards having the least effect upon the resulting aesthetic compatibility of the 
antenna(s) or tower with the surrounding environment. The approval authority shall 
review setback, size, screening requirements, and height limits. 

c.  The decision-making body for review of a Special Exception shall be the Technical 
Committee. 

4.  Special Exception Decision Criteria.  

a.  The applicant shall justify the request for a Special Exception by demonstrating that 
the exception is requested for technological or aesthetic reasons or that the obstruction 
or inability to receive or transmit a communication signal is the result of factors beyond 
the property owner’s or applicant’s control, taking into consideration potential 
permitted development on adjacent and neighboring lots with regard to future 
reception window obstruction or other necessary facility design requirements. Pictures, 
drawings (to scale), maps and/or manufacturer’s specifications, and other technical 
information as necessary, should be provided to demonstrate to the City that the 
Special Exception is necessary. 

b.  The applicant for a Special Exception shall demonstrate that the proposed materials, 
shape, and color of the antenna(s) will, to the greatest extent possible, minimize 
negative visual impacts on adjacent or nearby residential uses and recreational uses in 
the Agriculture and Urban Recreation zones and shoreline areas. The use of certain 
materials, shapes and colors, and landscaping may be required in order to minimize 
visual impacts. 
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c.  Large Satellite Dish Antenna(s) – Special Exceptions. In addition to the general 
criteria for approval of Special Exceptions, the following criteria apply to large satellite 
dishes: 

i.  Urban Recreation, Semirural, Residential Zones and Shorelines (SMP).  

A.  Modifications to requirements for setback, size, screening, and 
maximum height limit may be considered by Special Exception. If a 
Special Exception from the height limit for a ground-mounted dish is 
requested, the height of the dish shall be limited to a maximum of 18 
feet. 

B.  Only if these modifications would still block an electromagnetic 
signal shall rooftop location be considered. If a Special Exception is 
sought to obtain a rooftop location, the diameter of the dish shall be 
limited to six feet and maximum permitted height shall be 15 feet above 
the roofline. The approval authority may require the applicant to place 
the antenna(s) in an area on the roof which takes into consideration 
view blockage and aesthetics, provided there is a usable signal. 

ii.  Other Zones.  

A.  Ground-Mounted Antenna(s). Exceptions to be first considered shall 
be from setback, landscape and service area requirements, size and 
screening requirements. Only if these waived regulations would still 
block an electromagnetic signal shall a Special Exception from height 
requirements be considered. If a Special Exception is sought to vary 
from the height limit, the height of the dish shall be limited to a 
maximum of 20 feet. 

B.  Roof-Mounted Antenna(s). The first exception to be considered shall 
be the center-of-roof requirement; the second exception shall be from 
the size and screening requirements, respectively. Only if these waived 
regulations would still result in a block of the signal shall a Special 
Exception from height requirements be considered. A Special Exception 
from the height limit shall be allowed up to a maximum of 20 feet above 
the existing or proposed structure. The approval authority may require 
the applicant to place the antenna(s) in an area on the roof which takes 
into consideration view blockage and aesthetics, provided there is a 
usable signal and structural considerations allow the alternative 
placement. 

d.  Additional Requirements for locating a new antenna support structure in UR, RA-5, 
or shoreline areas; or proposals to exceed height limits for a proposed antenna support 
structure in any zone: 

i.  An applicant will be required to provide an evaluation of alternative sites 
during this process. 

ii.  An amplified public involvement process shall be required and shall be 
conducted and paid for by the applicant. The purpose of the public involvement 
process is to involve the persons within the zone of likely and foreseeable 
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impacts, and to determine potential mitigation measures that would make siting 
of that facility more acceptable. 

A.  The applicant shall propose an acceptable public involvement plan 
to be reviewed and approved by the Administrator. 

B.  The public involvement process shall be initiated within 45 days of 
the issuance of a notice of application. 

iii.  In addition to meeting the criteria established in RZC 21.04.2230.E and RZC 
21.04.2230.F, the following criteria shall be used to make a determination on 
the application: 

A.  The impact of the facility including the design and operation on the 
surrounding uses, the environment and the City has been minimized; 

B.  The proposal considers possible mitigation measures that can be 
developed which would make siting the facility within the community 
more acceptable (Ord. 2919; Ord. 2964) 

H. Technical Evaluation. 

In addition to the specific technical evaluations required in this chapter, whenever the Administrator 
determines that technical expertise, evaluation, or peer review is required in order to determine 
whether an application meets the requirements of this chapter, the Administrator may require that an 
applicant provide such expertise, evaluation, or review at the applicant’s expense, or the Administrator 
may obtain such expertise, evaluation, or peer review on the Administrator’s own and may require that 
the applicant pay the cost of such expertise, evaluation, or review. 

The selection of the third party expert shall be by mutual agreement between the applicant and the 
City; such agreement shall not be unreasonably withheld by either party. The third party expert shall 
have recognized training and qualifications in the field of radio frequency engineering. 

The expert review is intended to be a site-specific analysis of technical aspects of the wireless 
communication facility and other matters as described herein. In particular, but without limitation, the 
expert shall provide a recommendation on the location and height of the proposed facility relative to 
the applicant’s technical and system design parameters. Such review shall address the accuracy and 
completeness of the technical data, whether the analysis techniques and methodologies are legitimate, 
the validity of the conclusions and any specific technical issues outlined by the City or other interested 
parties. Based on the results of the third party review, the City may require changes to the application 
for the wireless communication facility that comply with the recommendations of the expert. (Ord. 
2919; Ord. 2964) 

I. Cessation of Use. 

An antenna support structure or wireless communication facility shall be removed by the owner if 
operation of the same ceases for a period of 12 consecutive months or if the facility falls into disrepair 
and is not maintained. Disrepair includes structural features, paint, landscaping, or general lack of 
maintenance which could result in safety or visual impacts. Whenever a wireless communications facility 
ceases operation or falls into disrepair as provided in this section, the entire facility shall be removed, 
including but not limited to all antennas, antenna supports, feeder lines, equipment enclosures, all 
associated equipment, conduit, and the concrete pad upon which the structure is located. This 
requirement does not extend to the removal of a utility pole, light pole or miscellaneous pole. All 
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permits issued for new antenna support structures and equipment enclosures under this chapter shall 
be conditioned upon removal as required in this section.  

 

21.04.3000. [RESERVED] 
 

  

351



Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 77 of 86 

 

 

 

21.04.4000. TEMPORARY USES 
A. Purpose. 

The following provisions authorizing and regulating certain temporary uses are intended to permit 
temporary uses and structures when consistent with the Zoning Code and when safe and compatible 
with the general vicinity, critical areas protections, and adjacent uses. Temporary uses are not to be 
permitted in order to avoid otherwise applicable development requirements, permits or fees. (Ord. 
3083) 

B. Applicability. 

1.  Temporary uses are permitted throughout all zones provided they meet the purpose and 
decision criteria in this chapter. This chapter also describes the types of temporary uses, their 
permitted duration and associated permit type. Establishment of a temporary use which meets 
the criteria of this chapter shall not require any other type of land use approval. Other permits 
from the City may be required to comply with the Redmond Municipal Code. 

2.  The following types of temporary uses, activities and associated structures may be 
authorized, subject to specific limitations noted herein and as noted in RZC 21.04.4000.E, 
Decision Criteria: 

a.  Temporary or seasonal retail sales not associated with a permanent, on-site use, 
such as uses that are not otherwise limited including Christmas tree lots. 

b.  Food trucks and other mobile services vendors unless specifically exempt. 

c.  Vending carts/kiosks. 

d.  Temporary outdoor dining on private property (when located in public right-of-way, 
permits are issued under RMC Title 12 and no temporary use permit is required). 

e.  Temporary encampments. 

f.  Temporary uses not listed in this chapter may be classified by the Administrator 
when it is found that the proposed uses are within the scope of this chapter. (Ord. 2709; 
Ord. 2803; Ord. 2850; Ord. 2873; Ord. 3083) 

C. Exemptions. 

1.  The following activities and structures are exempt from requirements to obtain temporary 
use approval. Substantive requirements applicable to any use identified in this section shall still 
be met. Additional land use approvals or other permits may be required. 

a.  Manufactured homes, portable units, modular structures, travel trailers when used 
as a dwelling while a residential building on the same lot is being constructed or when a 
damaged residential building is being repaired, if adequate sewer and water are 
available. 

b.  Manufactured homes, portable units, modular structures, or travel trailers when 
used to support construction or site development. 

c.  Guests of Redmond residents in recreational vehicles when in compliance with RZC 
21.40.010.G, Parking and Storage of Recreational, Utility, and Commercial Vehicles and 
Vessels in Residential Neighborhoods. 
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d.  Temporary recycling and collection events that meet all of the following 
requirements: 

i.  Containers and structures shall be located on private property and not on 
public rights-of-way. The property owner’s approval must be obtained, and the 
Planning Department notified that the event will be located at that site; 

ii.  Structures shall not interfere with traffic circulation or visibility at 
intersections; 

iii.  The property owner’s name and telephone number shall be clearly posted 
on site; and 

iv.  If located in a parking area, the structures or containers shall take up no 
more than three parking stalls. One collection structure and associated staff 
booth are allowed in parking lots of 200 stalls or less and one additional 
container and staff booth for every additional 200 stalls. 

e.  Model homes or apartments and related real estate sales and display activities 
located within the subdivision or residential development to which they pertain. 

f.  Garage sales, moving sales, and similar activities for the sale of personal belongings 
when operated not more than three days in the same week and not more than twice in 
the same calendar year. Allowed in all residential zoning districts. 

g.  Fund-raising car washes that meet the requirements for discharge of wastewater 
established by the City of Redmond Environmental and Utility Services Division. 

h.  Motorized catering that remains at one location for no more than three hours per 
day. 

i.  Mobile services that: 

i.  Are located outside the public right-of-way and not located on on-street 
parking; 

ii.  Are located at a site for no more than 14 total days over a period of three 
months; 

iii.  Are not located in required drive aisles or any area that would impede 
emergency or ADA access; and 

iv.  Are located on a lot with no more than one other mobile service vehicle at 
any given time. 

j.  Circuses, carnivals, fairs, or similar transient amusement or recreational activities. 
Such uses are subject to RMC Chapter 5.28, Shows, Carnivals and Circuses. 

k.  Activities, vendors and booths associated with City of Redmond-sponsored or 
authorized special events which have an approved special events permit. 

l.  Weekend (Saturday and Sunday) only, warehouse sales in Business Park, 
Manufacturing Park, and Industry zones, when held no more than once a month in an 
existing facility. (Ord. 2873; Ord. 3083) 

D. Temporary Use Permit Duration and Administration. 
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1.  Temporary uses will have different permit administration requirements depending on the 
duration of the temporary use as described below: 

Table 21.04.4000.D.1 Temporary Use Permit Duration and Required Permit Type 

Duration1 Permit Type 

Short-Term or Seasonal 

0 – 6 months 
Type I2 

Medium-Term 

6 – 18 months 
Type II 

Long-Term 

18 – 60 months 
Type V3 

Notes:   

1 Effective duration of a temporary use permit can be extended without necessitating additional 
permitting in the event of a manmade or natural disaster or emergency declaration which 
necessitates the extension of a previous approved temporary use permit. 

2 Temporary uses that occur seasonally on an annual basis may be processed over the counter 
upon the subsequent year’s renewal provided the first year’s business was processed under a 
Type I review and the proposal is substantially the same as the previous year. 

3 A long-term temporary use permit may be renewed; provided, that: 

a The permit renewal must be applied for in advance of the expiration of the original 
term; 

b The permit renewal shall follow the procedures for a Type V review pursuant to RZC 
21.76.050.J; 

c The applicant shall pay a renewal fee equal to that prescribed by Council resolution for 
a new long-term temporary use permit; 

d The application for renewal meets the decision criteria outlined in RZC 
21.04.4000.B.2; 

e The renewal may be conditioned upon the construction or installation of such 
improvements that are necessary to serve the temporary use and to mitigate impacts of 
the temporary use, taking into account the duration of the use; and 

f A long-term temporary use permit may be renewed for one or more additional two-
year renewal terms if the conditions of this subsection are met at the time of such 
renewal. 

2.  Upon expiration of the initial term of a short- or long-term temporary use permit or upon 
the expiration of any renewal term of a temporary use permit: 

a.  The temporary use shall immediately cease; and 
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b.  The property on which the use was located shall be restored as nearly as practicable 
to the state it was in prior to commencement of the temporary use. (Ord. 3083) 

E. Decision Criteria. 

1.  Temporary uses may be authorized only when all the following determinations can be made: 

a.  The temporary use will not impair the normal, safe, and effective operation of a 
permanent use on the same site. 

b.  The temporary use will not significantly impact public health, safety or convenience, 
or create traffic hazards or congestion, or otherwise interrupt or interfere with the 
normal conduct or uses and activities in the vicinity. 

c.  The temporary use will not be materially detrimental to the surrounding uses in 
terms of traffic, noise, and other external effects. 

d.  Temporary uses shall not be allowed as a mechanism to avoid otherwise applicable 
development requirements, permits or fees. 

2.  General Conditions.  

a.  A temporary use conducted in a parking facility shall not occupy or remove from 
availability more than 25 percent of the spaces required for the permanent use. 

i.  Up to 40 percent of the parking spaces required for the permanent use may 
be occupied with the submittal and approval of an alternative parking plan. 

b.  Each site occupied by a temporary use must provide or have available sufficient 
parking and vehicular maneuvering area for customers or other users. Such parking 
need not comply with RZC 21.40.010.G, Parking and Storage of Recreational, Utility, and 
Commercial Vehicles and Vessels in Residential Neighborhoods, but must provide safe 
and efficient interior circulation and ingress and egress to and from public rights-of-way. 

c.  The temporary use shall comply with all applicable standards of the Seattle-King 
County Health Department. 

d.  No temporary use shall occupy or use public parks in any manner unless specifically 
approved by the Parks Department. 

e.  All temporary uses shall obtain, prior to occupancy of the site, all applicable City of 
Redmond permits, licenses and other approvals (e.g., business license, building permit, 
administrative approvals, etc.). 

f.  The applicant for a temporary use shall supply written authorization from the owner 
of the property on which the temporary use is located. 

g.  Each site occupied by a temporary use shall be left free of debris, litter, or other 
evidence of the temporary use upon completion of removal of the use. 

h.  All materials, structures, and products related to the temporary use must be 
removed from the premises between days of operation on the site; provided, that 
materials, structures, and products related to the temporary use may be left on site 
overnight between consecutive days of operation. By virtue of having been in consistent 
operation prior to the existence of the ordinance codified in this chapter, the open air 
craft and farmers market operation, commonly known as the Saturday Market, shall be 
allowed to store structures on site between weekly activity of the market, but such 
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structures must be reviewed by the Administrator annually and permission to leave 
them in place between market sessions may be denied if they become a visual blight, 
safety, or health problem. They shall be removed at the end of the permit period. 

i.  Additional conditions may be established as necessary to ensure land use 
compatibility and to minimize potential impacts on nearby uses. These include, but are 
not limited to, time and frequency of operation, temporary arrangements for parking 
and traffic circulation, requirement for screening or enclosure, and guarantees for site 
restoration and cleanup following temporary uses.  

 

21.04.4010. Temporary Encampments. 
1.  An encampment temporary use permit shall be valid for a five-year period based on the 
following criteria: 

a.  Once approved, the encampment may occur at the host site for a maximum of four 
consecutive months per visit, with at least three consecutive months between visits, and 
for not more than six months in any calendar year. The site plan and conditions that 
were originally approved shall remain unchanged for each visit; 

b.  The encampment shall comply with the provisions outlined in this chapter; 

c.  All conditions of approval were fulfilled during the previous stay; and 

d.  The proposed host site shall not be within 1,000 feet of another approved host site. 

2.  Temporary encampments must also meet the following criteria: 

a.  The applicant shall apply for a temporary use permit at least 30 days before the 
planned opening of the temporary encampment. 

b.  The encampment shall be limited to a maximum of 100 persons. After the 
encampment reaches its 100-person capacity, individuals who arrive after sundown 
(and meet all screening criteria) will be allowed to stay for one night, after which they 
will not be permitted entry until a vacancy is available. Such occurrences shall be logged 
and reported to the City on a weekly basis. 

c.  The temporary encampment use permit may be revocable at any time if the 
encampment is found to be noncompliant with this chapter or conditions placed upon 
the permit. 

d.  The encampment, parking of any vehicles, or parking of tiny homes associated with 
the application shall not displace the minimum or required parking of the principal use 
on the host site as required by code or previous approvals unless an alternative parking 
plan has been approved by the Administrator. 

e.  The temporary encampment managing agency shall maintain a resident log for all 
who are residing at the encampment. Such log shall be kept on site at the encampment. 
Prospective encampment residents shall be asked to provide a reasonable form of 
identification when signing the log. Adequate information must be submitted by the 
encampment resident, sponsoring host, or organization group to allow for the Redmond 
Police Department to perform an active warrant and sex offender status check. 
Individuals identified as having an active warrant will not be allowed to stay at the 
encampment. For sex offender checks, the managing agency retains the authority to 
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allow such offenders to remain on the property; provided, that required reporting 
requirements are followed. 

f.  The sponsoring host and organization group shall submit an operating agreement 
and code of conduct. 

g.  The Administrator may impose additional conditions for the purpose of maintaining 
the health, safety, and welfare of people in and around the temporary encampment, 
relating but not limited to any or all of the following: 

i.  Encampment resident code of conduct; 

ii.  The presence of minors in the encampment; 

iii.  The provision of transportation to/from the encampment; and 

iv.  Setbacks and screening. 

3.  Temporary encampments shall be processed as a Type I permit with the following 
modifications: 

a.  A notice of application shall be mailed and posted on site meeting the standards 
outlined in RZC 21.76.080.B, Notice of Application. 

b.  A minimum of one major land use action sign shall be posted on site meeting the 
requirements outlined in RZC Appendix 6, Extraordinary Notice Requirements. 

c.  Prior to the decision on the application for a temporary encampment, the 
Administrator shall require that a neighborhood meeting be held. 

d.  With the exception of mailed notice, the provisions of this subsection C shall only 
apply to the initial application. A mailed notice shall be sent prior to each stay in 
accordance with RZC 21.76.080.B. 

e.  The initial application shall be processed as a Type I permit. Subsequent stays within 
the allowed five-year period shall only require administrative review. 

f.  Emergencies. The Administrator may waive these requirements when a natural or 
manmade disaster necessitates the immediate establishment of a temporary 
encampment. (Ord. 3083) 

 

21.04.4020. Emergency Shelter. 
See RZC 21.57 Emergency Shelter 

 

21.04.4030. Food Trucks and Other Mobile Vendors 
A. Purpose. To implement the Comprehensive Plan for complete neighborhoods and vibrant, active 
spaces throughout the community.  

B. Applicability.  

1. Standards appliable for all mobile vendors working from a motorized vehicle.   

2. See kiosk and mobile carts for non-motorized mobile vendor requirements.  
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C. Food trucks and other mobile vendors may operate on private property in all zones where food trucks 
are permitted with the permission of the property owner and a shared restroom agreement. 

D. Operation may be open to customers from 6:00 a.m. to 10:00 p.m. except in neighborhood zones 
operation shall not exceed 8 hours per day and four days per week. 

E. All mobile vendors must comply with Health and Sanitation requirements, per xxx. 

 

21.04.4040. Kiosks and Vending Carts 
A. Shall not locate in required parking, landscaping, or drive aisle area, or any area that would impede 
emergency access. 

B. Within the shoreline jurisdictions of Bear Creek and the Sammamish River, limited to uses associated 
with water enjoyment. 

C. Shall not reduce or interfere with functional use of walkway or plaza to below standards of Americans 
with Disabilities Act. 

D. Structures shall be secured to prevent tipping and endangering public safety. 

E. Maximum size is six feet wide by ten feet long. 

F. Administrative design review required for structures. 
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21.04.5000 700. LEGAL NONCONFORMING USES AND STRUCTURES.  
A. Purpose. The City recognizes that land, structures, and uses of land and structures which do not 

conform to the Redmond Zoning Code can become nuisances, can disrupt the orderly development 
of the City, and can create unsafe, hazardous, and unhealthful conditions. The City also recognizes 
that the eventual elimination of existing legal nonconforming uses and structures assists in the 
implementation of the Comprehensive Plan and benefits the health, safety, and welfare of the 
community. It is the intent of this chapter to establish regulations and procedures which ensure that 
the elimination of legal nonconforming uses and structures occurs as fair and orderly as possible and 
with justice to property owner(s) and business operator(s). 

B. Scope.  
1. The requirements and thresholds established within this section apply only to development 

standards regulated by the Planning Department. 
2. For requirements and thresholds established by the Department of Public Works, see RZC 

21.17, Adequate Public Facilities and Undergrounding of Utilities. 
3. For requirements and thresholds established by the Fire Department, see RMC Chapter 

15.06, Fire Code. 
4. For requirements and thresholds established by the Building Division, RMC Title 15, 

Buildings and Construction, and associated referenced documents. 
5. Nothing in this chapter shall prohibit the establishment of special regulations for specific 

nonconforming uses and structures regulated by other sections of the RZC. Such regulations 
may provide for the retirement or amortization of those specific uses and structures. 

C. Legal Nonconforming Lots of Record. Lots of record that do not conform to the dimensional 
requirements of the RZC may be used as otherwise permitted if they were legally created and were 
in conformance with the prior zoning code, or were a legal nonconformance under that code. 

D. Continuance of Legal Nonconformities. Legal nonconforming uses and structures, as defined in RZC 
Article VII, Definitions, may continue to be used and maintained in accordance with the provisions of 
this chapter, except as otherwise provided in RZC 21.68.150.B, Amortization of Off-Premise Signs 
Within the Shoreline or RZC 21.12.505.B. Incremental Redevelopment Provisions. The use and 
maintenance is permitted as a result of vested rights obtained through the legal establishment of 
the nonconforming use or structure. 

E. Conditional Uses. Any use which was originally established in a zone by right and has since been 
reclassified as a conditional use in that zone shall obtain approval through the conditional use 
review procedure, as is required before the expansion of the use or any structure related to the use. 

F. Maintenance. Ordinary and routine maintenance and repair of a legal nonconforming structure and 
structures containing a nonconforming use, such as painting or plumbing repair, shall be permitted 
as necessary to ensure the protection of general health, safety, and welfare. All legal 
nonconforming uses and structures are subject to all applicable property maintenance and 
substandard building laws. 

G. Abandonment of Rights to Nonconformities.  
1. All rights to a legal nonconforming use are lost: 

a. If the use is changed, or 
b. If the use is abandoned for 12 months, or 
c. If the structure housing the nonconforming use is demolished or rebuilt as defined 

in RZC Article VII, Definitions, except as provided in RZC 21.76.070, Land Use 
Actions and Design Criteria. 
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2. All rights to nonconforming parking shall be lost if the primary structure on the lot is 
demolished or rebuilt as defined in RZC Article VII, Definitions. Rights shall not be lost if a 
building is merely vacated for less than one year. 

H. Restoration. Any building containing a nonconforming use or any nonconforming structure may be 
repaired and restored to its nonconforming state if the need for repairs or restoration shall be the 
result of fire, explosion, earthquake, imminent public hazard, replacement of underground fuel 
tanks, vandalism, or other accidental destruction. Such restoration shall comply with the following 
conditions: 

1. Level of Restoration. The damaged use or structure may be repaired to the area and 
footprint of the previous use or structure. In the case of total destruction or need for 
underground fuel tank replacement, a new structure may be established to the same area 
or footprint of the previous use or structure. Alternatively, the structure may be built to a 
more conforming area or footprint. 

2. Time Limit. Building permits for the repair or restoration of the structure must commence 
within 18 months of the event causing damage to the structure, and the repairs must be 
diligently pursued until completed. 

I. Alteration or Expansion of a Nonconformance.  
1. General. The alteration or expansion of a legal nonconforming use or structure is prohibited 

unless it does not increase the degree of nonconformity, or unless it is specifically permitted 
through an official action as stated in RZC 21.76.050, Permit Types and Procedures or RZC 
21.12.505.B Incremental Redevelopment Provisions. (See RZC 21.68.200.B, 
Nonconformances, for nonconforming shoreline structures.) The alteration or expansion of 
a legal nonconforming use or structure is prohibited for land uses and activities listed in RZC 
21.64.050.C, Prohibited Activities in Wellhead Protection Zones, and located in Wellhead 
Protection Zones 1 and 2. 

2. Bringing Nonconforming Structures into Compliance. A legal nonconforming structure shall 
be brought into full compliance with the RZC when alteration or expansion of the structure 
takes place, and the following takes place within any three-year period: 

i.  The gross floor area of the structure is increased by 100 percent or more; or 

ii.  The costs stated on all approved building permit applications for the structure equal or 
exceed the value of the existing structure at the beginning of that three-year period. 

3. Bringing Nonconforming Landscaping and Pedestrian System Area into Compliance. A 
nonconforming landscaping or pedestrian system area shall be brought into compliance 
with RZC 21.32, Landscaping, and RZC 21.10.300, Public Realm Standards, RZC 21.10.150, 
Pedestrian System, in accordance with the following: 

i.  When the gross floor area of the structure is increased by 100 percent or more; or 

ii.  The costs stated on all approved building permit applications for the structure equal or 
exceed 100 percent of the value of the existing structure at the beginning of that three-
year period. The percentage (by value) of the required landscaping or pedestrian system, 
to be installed shall be determined in the same manner as the value of the existing 
structure. 

iii.  For the purposes of subsections F.9.c.i and F.9.c.ii of this section, improvements shall 
not include those improvements required by the City for health and safety reasons, nor 
ordinary repair and maintenance. 

360



Ch. 21.04 Land Uses and General Provisions Draft 2.1 – for adoption Page 86 of 86 

 

 

 

iv.  The Technical Committee shall have the authority to specify the location and phasing 
sequence of the landscaping or pedestrian system improvements which fall under this 
section. 

4. Abatement of Public Nuisances. Regardless of any provisions in this section, any 
nonconformance found to be a public nuisance shall be terminated. 

5. Prior Nonconformance. Any nonconformance, which under the prior zoning ordinance was 
nonconforming and was required to terminate by a certain date, shall continue to be subject 
to the amortization provisions of the prior zoning ordinance. 

6. Illegal Uses or Structures. Illegal uses or structures have no vested rights, and no rights or 
privileges are conferred upon such uses or structures by this section. Illegal uses and 
structures shall either be brought into legal conforming status or shall be removed. 

JG.  Legislative Enactments. Nothing in this title or the permit processing procedures shall limit the 
authority of the City Council to make changes to the City’s Comprehensive Plan, as part of an annual 
revision process or to make changes to the City’s development regulations. 

KH.  Calculation of Time. Unless otherwise expressly indicated, all times established in RZC are indicated 
as calendar days, not working days. (Ord. 2652) 
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Exhibit 3: CHAPTER 21.05 
SPECIAL DISTRICTS AND OVERLAYS

Sections 
21.05.100 TOD Focus Areas 

21.05.110 Purpose. 
21.05.120 Overlake Metro Center TOD Focus Area 
21.05.130 Downtown Redmond TOD Focus Area 
21.05.140 Marymoor Village TOD Focus Area 

21.05.200 Cultural Districts 
21.05.210  Purpose.  
21.05.220 Overlake Village Intercultural District 
21.05.230 Marymoor Arts and Cultural District 

21.05.300 Southeast Redmond Industrial District [RESERVED] 
21.05.310 Southeast Redmond Noise Overlay 

21.05.400 Manufacturing Park Overlay 

21.05.500 RESERVED 

21.05.600 Transition Overlay Areas 

21.05.700 Public View Corridors and Gateways 

21.05.100 TOD Focus Areas 

21.05.110 Purpose. Transit-Oriented Development (TOD) Focus Areas will be are used in 
conjunction with incentive programs and design guidelines and other tools to achieve the following 
goals. 

1. Implement the vision and policies for transit-oriented development (TOD) and equitable TOD
(eTOD) as set forth in the Redmond Comprehensive Plan and the Overlake Neighborhood Plan
neighborhood plans;

2. Maximize opportunities for TOD and equitable TOD (eTOD) to improve Improve social and
economic opportunity for current and future residents with close proximity to high-frequency transit
access by:

a. Maximizing the number of homes and affordable homes housing near light rail and
high-frequency bus routes;

b. Improve housing and job access to households earning a broad range of incomes; and

c. Improve the accessibility of access to public spaces and private developments to for
people with disabilities and other special needs through:
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i. The application of inclusive and /universal design principles for public realm elements; 
and  

ii. Through increased production of accessible housing units; and 

7.  Create opportunities to co-locate public safety facilities and community services and amenities. 

 

21.05.120 Overlake Metro Center TOD Focus Area 

The TOD Focus Area for the Overlake Metro Center is as shown in Map 21.05.120.A below.  

Map 21.05.120.A Overlake Metro Center TOD Focus Area 

 

 

 

21.05.130 Downtown Redmond TOD Focus Area 
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The Downtown Redmond TOD Focus Area is as shown in Map 21.05.130.A below.  

Map 21.05.130.A Downtown Redmond TOD Focus Area 

 

 

21.05.140 Marymoor Village TOD Focus Area 

The Marymoor Village TOD Focus Area is as shown in Map 21.05.140.A below.  
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Map 21.05.140.A Marymoor Village TOD Focus Area 

 
 

21.05.200  Cultural Districts 

21.05.210  Purpose. Cultural heritage plays an invaluable role in developing a deeper 

understanding and awareness of our shared history. Redmond is committed to safeguarding the 

historical, social, and economic value of its neighborhoods to strengthen understanding and 

appreciation of our significant places and cultures. These aspects can take the form of tangible and 

intangible resources.  
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Cultural districts are distinguished by unique social and historical associations and living traditions. 

While they have physical geographic boundaries, the cultural districts are primarily identified by the 

activities that occur within them, including commerce, services, arts, events, and social practices. 

Development incentives for contributing features are provided for in RZC 21.12.600 21.55. The 

Redmond Arts and Culture Commission shall serve as an advisory body to the Redmond Planning 

Commission for revisions to the items that qualify as contributing features for incentive purposes. 

 

21.05.220 Overlake Village Intercultural District 

a. The Overlake Village Intercultural District shall be established in the area shown in Map 21.05.220.A. 

Map 21.05.220.A Overlake Village Intercultural District 

 

 

b. Development incentives for contributing features are provided for in RZC 21.12.600 21.55. The 

Redmond Arts & Culture Commission shall serve as an advisory body to the Redmond Planning 

Commission for revisions to the items that qualify as a contributing feature for incentive purposes.  
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21.05.230 Marymoor Arts and Cultural District 

A. Purpose. 

1. Marymoor Village is a place of importance to many local tribes since time immemorial and 

has been a place of occupation as well as a gathering place for trade and community for 

centuries. The Marymoor Arts and Culture District seeks to honor and share local tribes’ 

connection to the land through placemaking standards, partnerships with local tribes on housing 

and other services, and incentives for contributing features and services. 

2. The Arts and Culture District continues to focus on local arts-based business as well as 

highlighting opportunities for unique architectural and public art features, activities, and events 

that contribute to neighborhood quality of life and economic diversity of our community. 

B. The Marymoor Arts and Cultural District is shown in Map 21.05.230.B. 

Map 21.05.230.B Marymoor Arts and Cultural District 
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C. Inclusive Neighborhood Pilot Project. The Marymoor Arts and Cultural District boundaries shown in 

Map 21.05.230.B also define the boundaries of the Marymoor Village inclusive neighborhood pilot 

project. The Universal Design standards in RZC 21.58.2000 shall apply to all development within this 

district. See related incentives in RZC 21.55 and Universal Design incentives in RZC Appendix 12. 

 

21.05.300 Southeast Redmond Industrial District [RESERVED] 

 

21.05.310 Southeast Redmond Noise Overlay 

A.  Purpose. A noise overlay area where nonresidential uses will adjoin residential areas is established. 

The purpose is to protect new residential development from potential significant noise impacts from 

nonresidential uses. 

B.  Applicability. The Southeast Redmond Noise Overlay area is located as shown on Map 21.05.310, 

Southeast Redmond Noise Overlay. The overlay shall be 350 feet wide. Where the overlay is shown over 

right-of-way, the centerline of the right-of-way shall be the center point of the overlay. Where the overlay 

is shown over a zone boundary, the center point of the overlay shall be zone boundary. 

1.  Requirements. Development within the overlay area shall meet the following 

requirements: 

a.  New or expanding industrial, manufacturing, and business park uses shall provide 

noise restricting techniques such as earthen berms, locating noisiest activities farthest 

from residential areas, and providing densely vegetated open space between 

residential and more intensive uses to protect existing and future residential 

development from potential significant noise impacts. 

b.  Operations and/or business activities that generate significant noise impacts, such 

as heavy truck traffic at nighttime with loading and unloading, should be restricted 

from the noise overlay area. 
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Figure 21.05.310.B Southeast Redmond Noise Overlay 

 

Note: Online users may click the map for a full-size version in PDF format. 
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21.05.400 Manufacturing Park Overlay 

A. Purpose. To allow for limited commercial uses to support the nearby manufacturing, industrial, and 

residential uses while maintaining the primary purpose of the underlying Manufacturing Park zone. See 

RZC 21.04.0200, table notes 15 and 16 for uses allowed in the Overlay area. 

B. Manufacturing Park Overlay. The Manufacturing Park Overlay is shown in Map 21.05.400.B, 

Manufacturing Park Overlay, below. 

Map 21.05.400.B 

Manufacturing Park Overlay 

 

Note: Online users may click the map for a full-size version in PDF format. 

 

21.05.500 RESERVED 

 

21.05.600  Transition Overlay Areas 

A.  Purpose. The purpose of this section is to: 
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1. Set performance standards and create transition areas as a means of implementing the policies 

of the Redmond Comprehensive Plan promoting land use compatibility; 

2. Use techniques such as citywide development and performance standards in order to minimize 

potential conflicts between abutting higher and lower intensity zones; and 

3. Regulate site design, construction, uses, and site operations in transition areas within higher 

intensity zones in order to protect the character of abutting lower density zones. 

B. Transition Overlay Areas. 

1.  Transition Overlay regulations shall apply to those portions of “complying zones” within 

the Transition Overlay area, as designated in Table 21.05.600.B, Protected and Complying 

Zones. 

2.  The Administrator may waive some or all of the regulations of this section where a 

proposed development in a complying zone consists of uses and activities whose noise, glare, 

light trespass, outdoor storage, and other similar site and building impacts are equal to or less 

than what is allowed for development in the abutting protected zone. Where such a waiver is 

granted, the proposed development in the complying zone must: 

a.  Comply with site requirements for the abutting protected zone as shown in the 

Allowed Uses and Basic Development Standards table in the zone chapter; 

b.  Provide a site plan and perimeter landscaping plan that protects development in the 

abutting protected zone from adverse impacts resulting from the proposed development; 

and 

c.  Restrict the uses and activities of the proposed development to those on which the 

waiver was based. 

Notwithstanding the above, the City may impose select requirements of this section where it 

determines that doing so would mitigate adverse impacts resulting from the proposed 

development. 

3.  Transition Overlay development standards shall apply in addition to the development 

standards applicable in the underlying zone. Where there is a conflict between the standards, 

the most restrictive shall apply. 
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4.  Property in complying zones rezoned to a protected zone on or after April 14, 2007, shall 

not be designated “protected,” as designated in Table 21.05.600.B below, nor shall property in 

zones that would otherwise be designated “complying” as a result of that rezone be 

designated as such. Instead, the developer of the property rezoned to a complying zone shall 

have the responsibility of providing within the property’s own boundaries protections that 

would otherwise be accorded to “protected” zones in this chapter. Those protections would 

buffer uses in protected zones from, and mitigate the impacts associated with, uses typical of 

complying zones, which may include, but are not limited to, various manufacturing, assembly, 

warehouse, entertainment, and other uses that operate both at day and at night, at noise 

levels consistent with existing regulations governing complying zones. The mitigation may be 

achieved through visual and audio screening, increased setbacks, building placement, open 

space, landscaping, architectural screening, berms, fences, topographical separation, or other 

methods that meet the intent of this provision as determined by the Administrator. 

5.  Protected and Complying Zones.  

Table 21.05.600.B Protected Zones 

Complying Zones  
(Required to Comply with Transition 

Overlay Regulations*) 

Protected Zones  
(Protected by Transition Overlay Regulations) 

UR, COS, RA-5 NR, NMU, 
ORS1 

NDD1, MDD3, 
NMF, OUMF, 

ORM2 
    
NMF, CMU 150 to 300 ft Δ 150 ft  
OBAT, BP, MP, I 150 to 300 ft Δ 300 ft 150 ft 
UMU 150 to 300 ft Δ 300 ft 150 to 300 ft Δ 

TABLE NOTES: 
Δ Where the Administrator determines that, because of potential adverse impacts resulting from allowed 
uses and intensities in the complying zone, the transition overlay regulations shall apply, the 
Administrator shall assign a Transition Overlay width up to 300 feet. The specific width of the Transition 
Overlay shall be the minimum width deemed necessary by the Administrator to be sufficient to protect 
development in the protected zone from the potential adverse impacts of the allowed uses and intensities 
in the complying zone. 
* No Transition Overlay supplemental setback requirements for properties within the Overlake Metro 
Center or within a designation TOD Focus Area (see RZC 21.05.100) but building heights will be limited to 
40 ft in the area where the setback would apply without this exception. Zoning district setbacks and build-
to lines and other requirements may apply. 
1 ORS (Outside Redmond Single-Family) refers to primarily residential zones in neighboring jurisdictions 
that have an allowed density of eight or fewer housing units per gross acre. 
2 ORM (Outside Redmond Multifamily) refers to primarily small lot residential zones in neighboring 
jurisdictions that have an allowed density greater than eight units per gross acre. 
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6.  Except as otherwise provided in this section, the Transition Overlay shall be located within 
the complying zone. 

7.  The Transition Overlay shall be measured at right angles along the boundary of the 
complying zone, except as described in subsection B.8 of this section. 

8.  The Transition Overlay shall include the following areas within the protected zone: 

a.  Street and railroad rights-of-way; 

b.  The Sammamish River, parks or easements for park and open space uses owned by a 
public agency, and trail rights-of-way or corridors where a public agency owns or leases 
the right-of-way or corridor or has an easement or equitable servitude for the right-of-way 
or corridor; 

c.  Native Growth Protection Areas and easements or equitable servitudes with similar 
purposes; and 

d.  Undeveloped critical areas and their buffers where structure construction is generally 
prohibited through RZC 21.64, Critical Areas Regulations, provided that the Technical 
Committee determines that the area is unlikely to ever be developed based on the nature 
and extent of the critical area. 

C. Use, Operations, and Development Standards in a Transition Overlay. 

1.  Use and Operations Standards and Limitations in a Transition Overlay.  

a.  Outdoor nonemergency maintenance and testing activities may only take place from 
7:00 a.m. to 7:00 p.m., Monday through Friday, and from 9:00 a.m. to 6:00 p.m. Saturday. 
No maintenance and testing activities may take place on legal holidays. Emergency 
maintenance activities may take place at any time and on any day. 

b.  All exterior work activities ordinarily allowed by the underlying zone shall be 
prohibited except for the following uses: restaurants, plant nurseries, entertainment and 
recreation uses that are commonly performed outside, sales of motor vehicle fuels, car 
washes, parking lots, outdoor markets, and sidewalk sales. This regulation does not apply 
in transition overlay areas in the Industry zone. 

c.  Except for in the Industry (I) zone, no exterior storage of goods or materials shall be 
allowed within the Transition Overlay. Exterior storage of construction materials and 
construction equipment during temporary construction activities is allowed. 

2.  Site and Building Design Standards in a Transition Overlay.  

a.  Site Design Standards.  

i.  Uses shall be located on a site so as to minimize adverse impacts on protected 
zones. 
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ii.  Streets, driveways, parking, parking structures, and other vehicle use areas shall 
be designed, located, constructed, and maintained to minimize the impacts on 
protected zones of noise, and direct and reflected light trespass. Joint use driveways 
shall be used where possible. Parking structures shall be designed and constructed to 
minimize light from cars and lighting within the structure spilling over or intruding into 
protected zones. 

iii.  New driveways, curb cuts, and streets shall be located, designed, and constructed 
to minimize cut-through traffic in protected zones. The Technical Committee may 
authorize an exception to this requirement when compliance would create an undue 
hardship on the applicant. 

iv.  Surface parking lots, loading areas, and refuse collection areas shall be located 
away from bordering protected zones and screened from street level views. This 
screening shall be done by placing the areas behind buildings or by the use of berms, 
hedges, walls, or equivalent or better methods. The Technical Committee may 
authorize an exception to this requirement when compliance would create an undue 
hardship on the applicant. 

v.  Loading and refuse collection areas shall not be located within a front setback. 

vi.  Nearby topography, vegetation, street patterns, parking configuration, building 
massing, and building and site design should be considered in order to result in a 
compatible fit between the proposed development and existing residential 
developments. 

b.  Building Design Standards.  

i.  Building surfaces and design shall minimize light reflecting into protected zones and 
allowing light from inside the building to intrude into residential zones. Glass curtain 
walls, metallic wall or roof coverings, or similar materials shall not face residential 
zones. 

ii.  Building facades visible from protected zones shall be stepped back or projected 
forward at intervals to provide a minimum of 40% facade modulation. The minimum 
depth of modulation shall be one foot and the minimum width shall be five feet. 

3.  Signs in a Transition Overlay.  

a.  Only freestanding and wall signs shall be permitted. Freestanding signs shall be affixed 
directly to the ground and be no higher than five feet from the finished grade. 

b.  Signs shall only be indirectly lighted. 

4.  Building Setbacks in a Transition Overlay.  

a.  The following table shows the required setback from property lines that border a 
protected zone or property lines adjacent to a street that borders a protected zone. 
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Table 21.05.600.C.4  Required Setbacks from Property Lines 

Height of Building or Portion 
of Building 

Minimum setback in complying zones: N-MF, BP, MP, I, CMU, UMU 

Up to 30 feet 20 feet 

31 to 40 feet 25 feet 

41 to 50 feet 30 feet 

More than 51 feet 35 feet 

 

i.  This setback shall not apply to property lines bordering a multimodal corridor as 
designated in the Transportation Master Plan, or an arterial street served by all-day or 
peak-hour transit service. 

ii.  This setback shall not apply to property lines bordering the SR 520 right-of-way. 

 

5.  Maximum Height of Structures in a Transition Overlay.  

a.  Maximum Height of Structures (in feet) with and without Bonuses in a Transition 
Overlay. 

 

Table 21.05.600.C.5 
Maximum Height of Structures 

Protected Zones 

Maximum structure height in complying Zones (maximum 
height with bonuses shown in parenthesis) 

NMF, I BP MP, CMU, UMU 

UR, COS, RA-5, NR, and ORS 40 (50) 35(45) 40 (45) 

NMF, NMU, CMU, and ORM 50 (60) 45 (55)  

 

b.  The maximum height of structures may be increased to the height shown in Table 

21.05.600.C.5.a of this section if one or more of the following features are provided and if 

the potential adverse impacts of the height increase on properties in the protected zone 
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are mitigated. In no case shall the maximum height of structures set in subsection Table 

21.05.600.C.5.a of this section be exceeded through this subsection. 

 

Table 21.05.600.C.5.b 
Features 

Feature 

At least one-quarter of the on-site parking is provided in subterranean parking structures (not 
permitted in Critical Aquifer Recharge Area (CARA)). 

At least one-quarter of the on-site parking is located in parking structure(s) outside the transition 
zone. 

The building has a pitched roof. 

No mechanical equipment is located on the roof. 

The existing grade under the proposed building pad is at least 10 feet below the grade at the 
property lines of all properties in the protected zone that border the development site or are across 
the street from the development site. 

A landscape buffer at least 100 feet wide is provided along at least one public street bordering a 
protected zone. 

TDRs are used to increase building height. 

 

c.  The maximum height of structures set in Table 21.05.600.C.5.a may be increased by 
the Administrator if all the following conditions are met: 

i.  The modified building height does not exceed the maximum height, without 
bonuses, permitted by the underlying zone for properties outside the transition 
overlay. 

ii.  The proposal, with the height modification, will provide an equivalent or better 
transition to the protected properties as the maximum height of structures without 
bonuses in Table 21.05.600.C.5.a. 

6.  Landscaping and Buffers in a Transition Overlay.  

a.  Required Buffers.  
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i.  Landscape buffers at least 20 feet wide shall be provided in the following locations, 
unless otherwise provided in the Zoning Code: 

A.  Along property lines that border a protected zone. 

B.  Along street frontages where any portion of the street bordering the 
development site borders an N-R, ORS, or ORM zone. 

C.  Where the development site is zoned CMU, MP, or I, along the street frontages 
where any portion of the street bordering the development site borders an N-R 
through N-MF, ORS or ORM zone. 

b.  In addition to the requirements of RZC 21.32, Landscaping, the following planting 
requirements shall apply in all setbacks, open spaces, and buffers: 

i.  All significant trees within 15 feet of the property line where a required transition 
overlay buffer or setback must be provided shall be retained unless the removal is 
necessary for streets, sidewalks, or utilities. 

ii.  Where a CMU, UMU, MP, or I zone borders a neighborhood zone on an interior 
property line, an evergreen hedge a minimum of three feet in height at the time it is 
planted and capable of achieving a continuous visual screen with a height of four feet 
within three years shall be planted, or a combination of shrubs and a fence shall be 
added within the required planting area, to achieve the effect of a hedge. 

c.  Except as otherwise provided in this section, no structures shall be placed in required 
buffers. 

i.  Up to 20% of the buffer area may be used for streets, driveways, utility crossings, 
trails, or ground level features such as patios. 

ii.  Patios shall not be placed closer than 10 feet from the property line. 

iii.  No existing structure, except as noted in subsections C.6.c.i and C.6.c.ii of this 
section, shall be considered a legal nonconforming use. 

d.  Buffers may be counted towards required open space, required pervious surfaces, and 
other requirements that they meet. Except for trails, any impervious surfaces within the 
buffer shall not be counted towards fulfilling open space requirements. 
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21.05.700 Public View Corridors and Gateways 

A. Purpose. 

1.  Identify gateways to the City and establish design standards for them. 

2.  Establish design standards to protect view corridors identified in this chapter. These are views 
from public spaces, such as parks, trails, or streets that have particular significance in preserving 
the unique character of the City of Redmond. 

B. Scope and Implementation. 

1.  Scope. There are two sets of standards: Citywide public view corridor design standards and 
Shoreline Master Program view design standards. Citywide standards shall apply to all projects 
located in the City within any of the view corridors identified in this chapter. Additional standards 
shall apply within shoreline jurisdictions identified under the RZC 21.68, Shoreline Master 
Program. 

2.  Implementation of Citywide Public View Corridor Design Standards.  

a.  Implementation of measures to protect the public view corridor shall take into 
consideration any undue economic hardship to both the public and private property owner. 

b.  When appropriate, factors such as the following should be considered: 

i.  The number of persons impacted, both by the view and by the measure to protect the 
view. 

ii.  The need for safety devices such as guardrails and whether these safety devices can be 
designed to maintain views through the device. 

iii.  The need for noise prevention measures such as sound walls which may obstruct such 
view corridors and whether alternate technologies such as sound deadening pavement are 
feasible. 

c.  Removal of existing view-obstructing barriers on public property, both built or caused by 
nonnative vegetation, by the City or the County shall be encouraged. When projects such as 
trail projects are reviewed, the Administrator shall have the ability to require removal of 
barriers located on the public property in direct relationship to the scope of the project. 

d.  Nothing in this chapter shall be construed to require the removal of existing trees to 
maintain an identified view. 

e.  When conflicts with site requirements arise, RZC 21.58.0020.C and 21.58.0020.D shall 
apply. However, RZC 21.58.0300, Alternative Design Compliance, shall apply if it can be shown 
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that minor variations in site requirements would allow the intent of the view corridor 
regulations to be more fully achieved. 

f.  Views shall be determined at a point four feet above grade to ensure that the subject view 
corridor is preserved for the passerby. 

C. Administration. Review of development on properties affected by these standards shall be by the 
Administrator. 

D. Gateways Design. Gateways serve the function of identifying entrances to the city, including street and 
trail entrances. Future design shall take into consideration the wayfinding function of gateway designs. As 
opportunities arise, reduce the appearances of strip development at major City entrances and add 
landscaping and street trees to provide for a tree-lined or boulevard appearance where consistent with the 
vision for the zoning district set forth in the Comprehensive Plan and this Zoning Code. 

E. Unidentified Public Views. 

1.  Criteria. Should additional views be identified through situations, such as annexation, creation 
of a view due to development/redevelopment, or during a public planning process, the following 
criteria will be used to adopt a public view corridor that would warrant protection: 

a.  The feature being viewed is strongly associated with the identity of the City of Redmond. 
An example is the Sammamish River. 

b.  The view is from a public space that is readily accessible to most of the public, such as from 
a public park. 

c.  The view will remain for an extended period and existing landscaping, pruned properly, or 
native vegetation will not obscure it in the future. 

d.  There is a reasonable means of protecting such a view. 

e.  The feature being viewed, or a significant portion of it in the case of lakes, rivers or 
mountain ranges, is able to be seen clearly. 

2.  Process. The addition of a new view corridor shall require a Zoning Code amendment. 

F. Identification of Citywide Public View Corridors. Map 21.05.700.F identifies areas from which there 

are significant views from public spaces. Each area identified corresponds to a more detailed map/diagram 

and a narrative description that may be supplemented with photos/diagrams of the views to be preserved 

together with design guidelines to be used to protect that particular view. 
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Map 21.05.700.F Public View Corridors 

 

 

Note: Online users may click the map for a full-size version in PDF format. 
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1.  View 1, Territorial View of the Sammamish Valley from Redmond-Woodinville Road 

Looking Northwest.  

a.  Description of View to Be Protected. Territorial view of the open farmlands of the 

Sammamish Valley, including several parcels permanently protected as farmlands. Distant 

ridgelines enclose this view. 

b.  Improvements to portions of Redmond-Woodinville Road, within the approximately 

1,100 feet area south of NE 124th Street as shown below, shall avoid the use of sight-

obstructing guardrails or barriers along the western side of Redmond-Woodinville Road. 

Landscape materials shall not consist of hedges or street trees that would obscure entire 

lengths of the public view corridor. Low-lying plant materials are encouraged. If taller 

plant materials are used, they shall be clustered and clusters widely spaced to provide for 

continuous views to the Sammamish Valley. 

View 1. 

Shading Illustrates Area Subject to Design Guidelines 
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2.  View 2, Territorial View of the Sammamish Valley Along NE 116th Street.  

a.  Description of View to Be Protected. A territorial view of the Sammamish Valley and 

Mt. Rainier that can be seen along NE 116th Street from Willows Road to the York Bridge. 

b.  Solid fencing, solid hedges or rows of trees are prohibited south of NE 116th Street in 

the Urban Recreation zone if the fencing or the height of the landscaping at mature 

growth would block views of the Sammamish Valley or of Mt. Rainier. The use of street 

trees or median dividers with hedges for roadway improvements is prohibited. 

View 2. 

Shading Illustrates Area Subject to Design Guidelines 
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3.  View 3, Territorial View of the Sammamish Valley Along Willows Road.  

a.  Description of View to Be Protected. A territorial view of the Sammamish Valley with 

distant ridgelines of Education Hill in the background, and a view of Mt. Rainier that can 

be seen along Willows Road from just north of the Willows Run Golf Course complex to 

the City limit. 

b.  Solid fencing, solid hedges, or rows of trees are prohibited along the east edge of 

Willows Road or along property lines between the road and the Sammamish River. The 

use of street trees on the eastern edge or median dividers with hedges for roadway 

improvements is prohibited. 

View 3. 

Shading Illustrates Area Subject to Design Guidelines 
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4.  View 4, Puget Sound Energy Trail to Sammamish Valley.  

a.  Description of View to Be Protected. Views are of the Sammamish Valley and the west 

ridgeline above the Sammamish Valley and the west ridgeline above the Sammamish 

Valley, beginning as one descends the trail on the Puget Sound Energy right-of-way almost 

to Redmond-Woodinville Road. 

b.  Trail fencing in this public view corridor should be kept to a minimum, be built low 

when feasible, use natural or natural-looking materials and colors, and use fence types, 

such as post and rail or split rail. 

View 4. 

Shading Illustrates Area Subject to Design Guidelines 
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5.  View 5, Reservoir Park.  

a.  Description of View to Be Protected. This view is a territorial view of the Sammamish 

Valley and distant ridgelines of Northeast Rose Hill from the Downtown to the northern 

border of the City from Reservoir Park. There are some interspersed trees, both conifer 

and deciduous, that break the ridgelines but do not obstruct the primary view. 

b.  Solid fencing, solid hedges, or rows of trees are prohibited where they would obstruct 

views of the Sammamish Valley. Avoid planting evergreen trees or trees with broad 

canopies in areas of the park where they would occlude major portions of the view. 

View 5. 

Shading Illustrates Area Subject to Design Guidelines 
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6.  View 6, Downtown and Sammamish Valley from 148th Avenue NE.  

a.  Description of View to Be Protected. Beginning approximately 500 feet south of the 

Redmond Way intersection, views of the Sammamish Valley and distant mountains are 

evident. Near the intersection, the details of Downtown development patterns become 

apparent. From the point north of Redmond Way, views are to the north and northeast to 

about halfway to the bottom of the hill. 

b.  Solid fencing, solid hedges, or rows of trees are prohibited where they would obstruct 

views of the Sammamish Valley or Downtown. Signage located in this public view corridor 

shall be designed to minimize view obstruction. 

View 6. 

Shading Illustrates Area Subject to Design Guidelines 
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7.  View 7, Views Along the SR 520 Corridor.  

a.  Description of View to Be Protected. Southbound, the SR 520 corridor has framed 

views of Mt. Rainier and northbound presents territorial views of Downtown Redmond, 

Marymoor Park, and the Cascade Mountain Range. 

b.  Transportation projects that involve structures, such as sound walls, bridges, or the 

addition of high capacity transit, shall submit an analysis for plan review of potential view 

obstruction and the possible means to mitigate this obstruction. Design proposals shall 

not call for complete obstruction of identified views unless it can be demonstrated that 

there is no reasonable alternative. 
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8.  View 8, Cascade View Park and NE 40th Street.  

a.  Description of View to Be Protected. There are Cascade Range views from the north 

side of NE 40th Street and from locations within the Cascade View Park directly east from 

some vantages and to the northeast from others. 

b.  Solid fencing, solid hedges, or rows of trees are prohibited where they would obstruct 

views across those portions of the park where the Cascade Range can be seen. Any 

additional structures, signs, or landscaping in the park should be designed to protect these 

views. 

View 8. 

Cascade Park View Corridor Locations 
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9.  View 9, NE 24th Street and Viewpoint Open Space Park.  

a.  Description of View to Be Protected. From the top of the hill and from points entering 

the trail in the Viewpoint Open Space Park, views of the Sammamish Plateau and a very 

distant view of the Cascades are visible. From the trail the views are filtered but not 

completely obstructed by trees and vegetation. 

b.  The addition of signage along NE 24th Street that would obstruct views should be 

avoided. To enhance views from the Viewpoint Open Space Park, blackberry and 

nonnative vegetation removal is encouraged, and replacement shall be with native 

species that would maintain existing framed or filtered views from the park. 

View 9. 

Viewpoint Open Space Primary View Locations 
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10.  View 10, Lake Sammamish Along Idylwood Park.  

a.  Description of View to Be Protected. Views are of Lake Sammamish from West Lake 

Sammamish Parkway alongside Idylwood Park. Views are from the sidewalk, bike lanes, 

and the roadway. Views are through existing vegetation and are more open on the 

northern half of the park. 

b.  Sight-obscuring objects such as fencing or hedges are prohibited with road projects 

along the eastern edge of West Lake Sammamish Parkway. Sight-obscuring objects such as 

fencing or hedges are prohibited within the park as well, and any additional structures, 

signs, or landscaping within the park shall be designed to protect views to the lake. 

Development along this stretch of the corridor shall also follow the shoreline view 

regulations. 

View 10. 

Idylwood Park View Corridor Locations 
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11.  View 11, Bear/Evans Creek Valley/Cascade Range from NE 80th Street and 172nd Avenue 

NE.  

a.  Description of View to Be Protected. Where NE 80th Street curves north to turn into 

172nd Avenue NE, a narrow public view corridor exists, following the existing electric 

lines, that overlooks the business park area; however, the primary view is of the 

Bear/Evans Creek Valley and to distant mountain peaks. The corridor extends nearly to 

Avondale Way. 

b.  Maintain the right-of-way/utility corridor for potential pedestrian use. Trail 

enhancements could create additional accessibility for the public to this view corridor. 

Undergrounding of utility lines would also enhance this view. 

View 11. 

Shading Illustrates Area Subject to Design Guidelines 
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12.  View 12, Bear/Evans Creek Valley.  

a.  Description of View to Be Protected. Pastoral views of the Bear/Evans Creek Valley 

towards the east of the Bear/Evans Creek Valley extend nearly a half-mile along a stretch 

of Avondale Road just below the entrance to the Ashford Park Condominiums to just short 

of the Bear Creek crossing. The view is currently almost unobstructed with only a handful 

of single-family structures in the northern stretch. 

b.  Sight-obscuring fencing is prohibited along Avondale Road anywhere between the 

road and Bear/Evans Creek. Fences such as split rail would be allowed. Sight-obscuring 

fencing and tall hedge-like landscaping is prohibited in new development. Development 

along this stretch of the corridor shall also follow the shoreline view regulations. 

View 12. 

Shading Illustrates Area Subject to Design Guidelines 
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13.  View 13, Cascade Range from 172nd Avenue NE Trail.  

a.  Description of View to Be Protected. A panoramic view of the Cascade Range can be 

seen perpendicular to the trail corridor along the southern portion of the Redmond High 

School athletic field. The winter view is more open because the foliage is deciduous; 

however, the trees are spaced to provide views between them. There is a section of the 

trail between the end of the track to the bleachers (approximately 150 feet of trail 

frontage from NE 104th Street to the north) where the view is unimpaired by either 

landscaping or structures. 

b.  Ensure that any structures such as additional seating built in this public view corridor 

would allow views out over or through them. Solid fences high enough to be in the line of 

sight are prohibited. Fences, if constructed, shall be constructed of materials that allow 

views through them. Any additional landscaping placed within 25 feet of the east portion 

of the trail along this section shall be Type III or IV (low shrubs and ground cover) plant 

materials except that additional trees shall be prohibited. Blackberry removal along the 

existing fence is encouraged to prevent encroachment into the view. 

View 13. 

172nd Trail View Corridor Locations 
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14.  View 14, Cascade Range from Westside Neighborhood Park and from NE 57th Street.  

a.  Description of View to Be Protected. A panoramic view of the Cascade Range can be 

seen from several locations within Westside Neighborhood Park as well as from NE 57th 

Street, east of 156th Avenue NE. The winter view is more open because the foliage is 

deciduous. However, existing tree locations and the easterly, downward slope of the park 

support mountain views. In particular, the most western portion of the park provides the 

most viewing opportunities. 

b.  Ensure that any structures built in this public view corridor allow views out over or 

through them. Sight-obscuring fencing is prohibited. Fences, if constructed, shall be 

sighted to minimize view obstruction and shall be designed and constructed of non-sight-

obstructing materials that allow views through them. As needed or required, replacement 

of existing vegetation should occur using similar or site appropriate species located in 

similar manner to maintain staggered viewing opportunities. Any additional landscaping 

shall be Type III or IV (low shrubs and ground cover) plant materials. 

View 14.  

Views of Cascade Range from Westside Neighborhood Park and NE 57th Street 
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Exhibit 4: Chapter 21.08 
RESIDENTIAL NEIGHBORHOOD AND MIXED-USE REGULATIONS 

REPEAL AND REPLACE 

New Structure: 

21.08.100 Neighborhood and Mixed-Use Zones 
21.08.110 References 
21.08.150 Transition Strategy 
21.08.200 Neighborhood and Mixed-Use Development Standards 
21.08.300 Street Typology and Relationship to Buildings 

21.08.100 Neighborhood and Mixed-Use Zones 

A. Purpose.

1. Implement the Redmond Comprehensive Plan vision for complete neighborhoods and vibrant
mixed-use zones that provide a variety of housing choices in low and middle-densities and
opportunities to get access to services in residential neighborhoods.

2. Allow a mixture of residential and commercial uses along major corridors and transit routes
outside of centers.

3. Retain vital commercial services while areas are transitioning to mixed-use.

B. There are three neighborhood zones: Neighborhood Residential (NR), Neighborhood Multifamily
(NMF), and Neighborhood Mixed-Use (NMU). These zones allow for a variety of housing types and some
commercial activity.

1. Neighborhood Residential Purpose. The Neighborhood Residential zone provides for primarily
residential neighborhoods with a variety of housing types that serve households at a variety of
income levels. The zone allows for different types of homes such as, but not limited to, detached
single-family homes, duplexes, triplexes, fourplexes, five-plexes, six-plexes, townhouses, stacked
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flats, courtyard apartments, and cottage housing. Some nonresidential uses are allowed to 
provide amenities to nearby residential uses and to support complete neighborhoods. 

2. Neighborhood Multifamily Purpose. The Neighborhood Multifamily zone provides for 
multifamily residential neighborhoods on lands suitable for residential development. This 
designation provides for stable and attractive residential neighborhoods which have an urban 
character and a full range of public services and facilities. To complement the primarily 
residential nature of these zones and encourage complete neighborhoods, some nonresidential 
uses are allowed. 

3. Neighborhood Mixed-Use Purpose. The Neighborhood Mixed-Use intent is to create complete 
neighborhoods. These are neighborhoods where most human needs are located within a 
comfortable walking distance. The zone allows for small commercial spaces such as corner stores 
and food and beverage.  

C. Mixed-Use Zones. There are two citywide mixed-use zones: Corridor Mixed-Use (CMU) and Urban 
Mixed-Use (UMU). The integration of residential, commercial, and recreational spaces fosters vibrant, 
walkable, and economically robust areas that cater to the diverse needs of our community. 

1. Corridor Mixed-Use Purpose. This zone accommodates a broad mix of commercial uses and 
low- to medium-density mixed-use housing along transit corridors.  

2. Urban Mixed-Use Purpose. This zone creates vibrant, walkable, economically robust nodes 
outside of centers. The zone permits a broad mix of commercial, employment, retail, service, 
cultural, and residential uses in a walkable, urban format. These zones are appropriate for small 
to large-format commercial goods and services in a mixed-use setting and urban forms. 

 

 

21.08.110 References 
• For allowed uses, see RZC 21.04. 
• For incentives see: 

o RZC 21.67, Green Building Program (GBP) 
o RZC 21.20 Affordable Housing 
o RZC 21.55 Development Incentive Program 

• For mandatory Green Building requirements see RZC 21.67. 
• For design standards see RZC 21.58. 
• For information on how to measure various site requirements like height and setbacks, see RZC 

21.16 Site Requirements Measurement and Other Applicable Regulations. 
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21.08.150 Mixed-Use Transition Strategy  
A. Incremental Redevelopment Provisions.   

1. Applicability. Buildings, uses, and sites must comply with the provisions of 21.04.5000 Legal 
Nonconforming Uses and Structures except as provided herein to allow for property owners to 
gradually transition to new standards.  

2. Bringing Nonconforming Structures into Compliance. For building additions and remodels and 
associated site improvements, thresholds have been established to guide how the standards of this 
chapter are applied to such projects (see RZC 21.04.5000.I.).  

3. Building additions.  

a. Front addition. Any addition to the front of the building must comply with requirements 
in RZC 21.08.300 Street Typology and Relationship to Buildings. 

b. Rear addition. Rear additions are permitted provided they do not increase the degree of 
rear setback/build-to nonconformity.  

c. Side additions. Side additions are not permitted unless the proposed work results in the 
building meeting the requirements in RZC 21.08.300 Street Typology and Relationship to 
Buildings. If no build-to requirements apply, side additions are permitted.  

4. New buildings where existing building remains in place. New buildings and associated 
improvements must comply with RZC standards.  

5. Administrative Design Flexibility for additions, remodels, or new buildings added to the parcel.  

a. Design flexibility for site layout, setbacks, and/or screening standards may be approved 
by the Administrator when the Administrator determines that:  
(i) The alternative would assist legal non-conforming structures to gradually come into 

compliance with new regulations or the proposed alternative removes a barrier to 
reinvestment; and  

(ii) The alternative meets the intent of the standards; and  
(iii) The alternative is designed in a manner that ensures that new investments do not 

impede future implementation of the standards of this chapter.  
b. Publicly Accessible Open Space Design Alternative.  

(i) In the TOD Focus Area the Administrator may consider the use of pedestrian-
oriented Publicly Accessible Open Space in lieu of meeting setback or build-to 
requirements in the following circumstances.  

(1) The Administrator may approve the use of Publicly Accessible Enhanced 
Amenity Spaces (PEAS) in lieu of some or all of the building addition meeting the 
requirements in RZC 21.08.200 and 21.08.300 subject to the Design Standards 
of this section, RZC 21.36.200, and RZC 21.58.  

(2) The placement of the proposed building or addition shall not conflict with any 
applicable requirements of RZC 21.76.070.P. Master Planned Developments.  
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(ii) Design standards.  To be approved by the Administrator as a publicly accessible 
open space design alternative, the open space must: 

(1) Provide a continuous pedestrian connection from the sidewalk to the front of 
the building. There shall be no parking or other interruptions between the open 
space and the building.  

(2) Average a minimum of ten (10) linear feet in width from interior edge of the 
sidewalk and provide an ADA compliant access along the entire path of travel from 
the sidewalk to the front entrance(s) of the building.  

(3) Comply with the requirements of RZC 21.36.400 Design Requirements 
subsections C. Open Space Amenities and D. Plazas, and the standards in 21.36.200 
Publicly Accessible Enhanced Amenity Spaces (PEAS). 

(iii) Publicly accessible open space design alternative for setback and build-to 
requirement flexibility may be used to meet minimum open space requirements for 
the parcel but is not eligible for open space incentives in RZC 21.55. 

6. Buildings added to the site or other alterations or additions that comply with this section and do 
not impact the space used by the legal non-conforming use will not impact the use’s legal non-
conforming status. 

7. Expiration. This section automatically expires on December 31, 2029.   

 

21.08.200 Development Standards  
A.  All legal lots in Citywide Mixed-Use zones are allowed the greater of either the maximum allowed 
floor area ratio (FAR) or 10,000 square feet of buildings provided all other applicable site requirements 
are met. 

B. Table 21.08.200.B contains the basic zoning regulations that apply to development within the 
Neighborhood and Mixed-Use zones.   

Table 21.08.200.B 
Neighborhood and Mixed-Use Development Standards 

Development Standards 
Neighborhood Zones Citywide Mixed 

Use References 
NR NMF NMU CMU UMU 

Base Maximum Dwelling 
Units Per Lot 
(w/o one on-site affordable 
housing unit) 

6 n/a n/a n/a n/a 
 

Base Maximum Dwelling 
Units Per Lot 
(with one on-site affordable 
housing unit) 

8 n/a n/a n/a n/a 

RZC 21.20.060.A.1, at least one affordable 
unit, affordable to households earning up to 
80 percent AMI, must be provided on-site 
on the same lot. 
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Table 21.08.200.B 
Neighborhood and Mixed-Use Development Standards 

Development Standards 
Neighborhood Zones Citywide Mixed 

Use References 
NR NMF NMU CMU UMU 

Base Maximum FAR  
(w/o Incentives) N/A 1.1 1 0.6 1 2.0 1 4.5 1  

Maximum FAR with 
incentives 
(outside TOD Focus Area / inside 
TOD Focus Area) 

N/A 1.5 /  
N/A 

1.0 2 / 
N/A 

3.0 / 
N/A 6.5 / 8.0 

Portions of UMU zones qualify for 
Marymoor Village TOD incentives. See RZC 
21.05 and 21.55. 

Commercial Sq Ft N/A N/A MIN  
500 SQ FT  N/A No Net 

Loss 3 
 

Ground Floor Ceiling 
Height (minimum)  N/A N/A N/A 16 FT 4,5 20 FT 4,5 Applicable to non-residential and mixed-use 

projects. 

Base Maximum Height  
(w/o Incentives) 38 FT 60 FT 38 FT 45 FT 6 60 FT 6 

• See 21.58 for Design Standards options 
impacting maximum building height  

• Portions of UMU zones qualify for 
Marymoor Village TOD incentives. See 
RZC 21.05 and 21.55.  

• See RZC 21.55 for incentive adjustments 
to building height. 

• See RZC 21.58.5200 Tower standards for 
additional regulations that building 
heights and floorplates. 

Maximum Height with 
Incentives 
(outside TOD Focus Area / inside 
TOD Focus Area) 

N/A N/A N/A 65 FT 
 / N/A 6 

85 FT / 
144 FT 6 

Maximum Impervious 
Surface  70% 7 75% 7 70% 7 70% 7 75% 7  

Lot Coverage 50% /  
60% 8 60% 60% 65% 70%  

 
NOTES: 

1. The FAR may be calculated for the entire project then distributed across the site throughout multiple buildings 
and phases provided the maximum FAR is not exceeded. Where publicly accessible open space and amenities are 
provided on upper stories or rooftop, and spaces meet all requirements of RZC xxx, the FAR for those spaces may 
be excluded from maximum FAR calculations when spaces include access to adjacent outdoor spaces designed per 
RZC xxx plaza and open space design criteria.  

2.   Maximum FAR can be increased through incentives if the property contains one or more housing units. 
Incentives are not available for properties that do not contain housing. See RZC 21.55. 

3.  New development must retain or replace existing commercial square footage (excluding hotel and lodging uses). 
Development may reallocate or modify areas allocated to commercial uses, subject to a minimum floor area and 
active pedestrian uses requirements to be negotiated as a condition to any Development Agreement. 

4.     Exemptions from ground floor ceiling height requirements:  

a. Buildings that do not contain non-residential uses, and 

b. Buildings where 100% of residential units are Affordable Housing units meeting the affordability 
threshold of RZC 21.20, and  
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c. Where buildings that are interior to the lot and not adjacent to a public parking garage, an urban 
pathway or other pedestrian-oriented sidewalks or pathways, and 

d. Parcels zoned UMU within the Marymoor Village Center shall have a minimum 16-ft ground floor ceiling 
height to be consistent with the adjacent Marymoor Core zone.  

5. A minimum of 50% of the first-floor non-residential space must meet the minimum ceiling height. First-floor non-
residential spaces shall have a ceiling height of 16 feet minimum for the entire first floor. 

a. Where first floor ceiling height varies, the tallest ceiling heights shall be provided on street frontage, 
spaces fronting urban pathways and/or mid-block connections, and in parking garage loading/unloading 
and waste pickup areas.  

b. For portions of the building that have a first-floor ceiling height greater than 10 ft to meet minimum 
ground-floor ceiling height requirements, the additional ground floor ceiling height may increase the 
maximum building height. For example, if first floor is 20 ft, the maximum building height increases by 10 
feet (20 - 10 = 10 ft increase in max building height).  

6. Properties in the CARA.  

a. In the Critical Aquifer Recharge Area (CARA), construction methods for building foundation support will 

be limited to types that can be constructed to meet temporary construction dewatering (TCD) 

requirements of RMC 13.25.  

b. Where underground parking is not possible due to RMC 13.25 TCD limitations, the maximum building 

height may be exceeded by up to 12 feet if all of the following criteria are met:  

i. the additional height is the result of building a maximum of one level of additional above-grade 

parking; and  

ii. proposed parking added by the additional height shall not exceed the maximum fully 

dedicated parking ratios in RZC 21.40; and 

iii. the additional height on street frontages meets a 20 ft step-back to limit impacts to the 

pedestrian realm.  

7. Other regulations will impact the impervious surface area and may result in less than the maximum impervious 
area.  These include but are not limited to critical areas requirements, open space and landscaping requirements, 
parking, mid-block connections, utility easements, and stormwater management.  

8. Lot coverage for structures maximum will be 60 percent of total area for lots which meet the following 
requirements:  

a. The lot is 18,000 square feet or less; and  

b. The lot contains at least three dwelling units.   

400



RZC 21.08 Neighborhood and Mixed-Use Development Regulations –  DRAFT 2.1 Page 7 of 8 
For adoption 

Page 7 of 8  Draft Date: 05/23/25 

C. Dimensional Standards for Neighborhood Residential Zone are as shown on Table 21.08.200.C below. 

Table 21.08.200.C 
Maximum Total Gross Floor Area for All Structures Within the Lot 

Standards 

The maximum for the total square footage for all structures within the lot shall be determined 
by the quantity of dwelling units provided on the lot. Below grade floor area shall count toward 
maximum total gross floor area.  
 
Provisions for the measuring of Gross Floor Area for all structures within the Neighborhood 
Residential zone are described in RZC 21.16.200, Building Measurements and Placement 
Standards. 

Total number of dwelling units  
for all structures on lot 

Maximum square footage for total structures 

1 4,500 

2 6,000 

3 7,500 

4 9,000 

5 10,500 

6 12,000 

7 13,500 

8 15,000 

 

21.08.300 Street Typology and Relationship to Buildings  
 

A. Building and Street Relationships 

1. The table below sets standards that contribute to an attractive public realm. 
2. Improvements less than 30 inches above grade, including decks, patios, walks and driveways are 

permitted in setbacks. Fences, landscaping, flagpoles, street furniture, transit shelters, and slope 
stability structures are permitted in setback areas, provided that all other applicable requirements 
are met. No other structures, including accessory structures, are permitted in setback areas. 

3. Administrative design flexibility for setbacks is allowed for site-specific conditions that limit the 
ability to place the building at the street level, including but not limited to topography, easements, 
SR 520 ROW, or trails. 
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Table 21.08.300.A 
Neighborhood and Mixed-Use Building Placement Standards 

Development 
Standards 

Neighborhood Zones Citywide Mixed 
Use References 

NR NMF NMU CMU UMU 

Front Setback Min 10 FT 30 FT 10 FT 10 FT 10 FT NMU reduced front setback 
for commercial spaces (2 ft) 

Side (Street) Setback 
Min 10 FT 1 15 FT 10 FT 10 FT 10 FT  

Side (Interior) Setback 
Min 3 FT 1 15 FT 3 FT 10 FT 10 FT  

Rear Setback Min 5 FT 10 FT 5 FT 10 FT  10 FT   

Garage Setback from 
main building frontage, 
Min 

N/A N/A 3 FT 2 N/A N/A 
 

Alley Setback Min 2 FT 4 FT 2 FT N/A N/A  

Lake Sammamish 
Setback Min 35 FT 35 FT 35 FT N/A N/A  

Building Separation Min 5 FT 1 15 FT 5 FT N/A N/A  
 

NOTE:  

1. Zero lot line exception: Standards may vary for developments that comply with the Zero Lot Line 
regulations in RZC 21.16.200.D. 

2. If a residential garage door or carport faces the street front, the minimum driveway depth outside the 
building—measured from the outer edge of the existing or ultimate sidewalk, or from the right-of-way line, 
whichever is closer to the building—shall be at least 18 feet, to prevent vehicle parking on the driveway 
from overhanging into the sidewalk or right-of-way area. 
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Exhibit 5: Chapter 21.10 
DOWNTOWN REGULATIONS 
[REPEAL AND REPLACE ENTIRE CHAPTER] 

Sections: 
21.10.100 Downtown Zones 
21.10.150 Transition to New Standards 
21.10.200 Downtown Development Standards 
21.10.300 Public Realm Standards 

21.10.100 Downtown Zones 

A. Purpose. Implement the Redmond Comprehensive Plan vision for Downtown as a vibrant urban center.

1. Maintain and enhance Downtown Redmond by creating visually distinctive and human-scaled urban
areas.

2. Accommodate job and housing growth.

3. Retain, locate, and promote existing businesses while attracting new business to create vibrant,
bustling activity.

4. Encourage redevelopments and infill development that includes natural landscaping and open
space.

5. Encourage a mix of residential and non-residential uses within buildings and mix of uses throughout
Downtown.

B. The Downtown neighborhood contains three zones: Downtown Core, Downtown Edge, and Town Center.
These zones will continue to develop as distinct places within the Downtown, characterized by different
building heights, designs, and land uses, distinctive entrance corridors, streetscapes, roadway designs,
landscaping, and amenities.

1. Downtown Core Purpose. Downtown Core is the epicenter of Downtown life, anchored by
community spaces like Downtown Park, Edge Skate Park, Anderson Park, the Redmond Senior and
Community Center, and Redmond Library. It features mixed-use development that provides for
significant housing and job growth, as well as opportunities for growth in professional, business,
health, and personal services.

2. Town Center Purpose. Town Center is one of the city’s primary gathering places. Its mix of shops and
restaurants, offices, hotel rooms, and housing brings people together during the day and evenings.
Comfortable walking connections from Town Center to the rest of Downtown help both areas thrive.
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Town Center will continue to develop as a major gathering and entertainment place within the 
community, connected with accessible and active transportation to Marymoor Park, the rest of 
Downtown, and the region. 

3. Downtown Edge Purpose. Downtown Edge is the part of Downtown that transitions to adjacent 
neighborhoods. While still allowing goods and services, it is intended to retain a quieter and mainly 
residential character. Downtown Edge will provide a variety of housing types in developments that 
include more typical residential features, such as front yards, landscaping, and ground-related patios 
and porches. These areas are all located within walking distance to the various retail and service areas 
and transit options in the rest of Downtown. 

 

21.10.150 Transition to New Standards 

A. Projects Under Review.  

1. Applicability.  This subsection shall apply exclusively to the following permit application types within 
the Downtown Center except permit applications within the Mixed-Use Subarea of the TWNC zone: 

a. Type II and III permit applications. 

b. Type V permit applications projects encompassing at least three acres that are subject to the MPD 
and development agreement requirements in RZC 21.76.070.P, provided that the Type V permit 
application includes a Site Plan Entitlement application to construct the project in one phase.  

2. At the discretion of the applicant, the above permit applications that are under review as of June 28, 
2025 may continue to be reviewed under the RZC as it existed as of June 27, 2025. For the purpose of this 
section, “under review” means having received a determination of completeness. 

3. To continue to advance projects reviewed under the RZC as it existed on June 27 2025, applicants must 
notify the Administrator of this preference in writing by July 28, 2025. In addition, applicants must: 

a. Meet all application review and decision time frames required of the applicant pursuant to RZC 
21.76.040.D; and 

b. Submit complete building permit applications for all proposed new buildings by June 28, 2027. 

An application shall be considered void and deemed withdrawn if the milestones in (a) or (b) above are not 
met and the project will be required to comply with Redmond Zoning Code regulations in effect at the time 
of the approval. 

4. This section applies only to Redmond Zoning Code regulations (Redmond Municipal Code Title 21) and 
not to any regulation outside of the Redmond Zoning Code. 

5. Expiration of Project Review Flexibility. This section automatically expires on June 27, 2027.   

B.  Projects Under Review in the Mixed-Use Subarea of the TWNC Zone 

1.  At the discretion of the applicant, Type V applications that were subject to the MPD and development 
agreement requirements of RZC 21.10.050.D as it existed on June 27, 2025, and that are under review as 
of June 28, 2025, may continue to be reviewed under the RZC as it existed as of June 27, 2025.  For the 
purpose of this section, “under review” means having received a determination of completeness. 
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2. To continue to advance projects reviewed under the RZC as it existed on June 27, 2025, applicants must 
notify the Administrator of this preference in writing by July 28, 2025 and must execute a development 
agreement by December 31, 2025. 

C. Except as explicitly stated in this section, development agreement applications may not be used to vest 
projects to regulations in place before June 28, 2025, or to extend the vesting provided in this section. 

 

21.10.200 Downtown Development Standards 

A. All legal lots are allowed the greater of either the maximum allowed floor area ratio (FAR) or 10,000 square 
feet of buildings provided all other applicable site requirements are met.  

B. Table 21.10.200 contains the basic zoning regulations that apply to development within the Town Center 
(TWNC), Downtown Core (DTE), and Downtown Edge (DTE) zoning districts.   

 

Table 21.10.200 Downtown Development Standards 

Development Standards  
Downtown Zones 

Notes 
TWNC DTC DTE 

Base Max FAR  
(w/o incentives) 5.0 1 4.5 1 3.0 1   

Max FAR w/ incentives  
(outside TOD Focus Area  
 / inside TOD Focus Area) 

6.5 /  
8.0 1 

6.5 /  
8.0 1 

3.75 1  
/  

n/a 

Additional floor area can be earned 
with incentives (see RZC 21.55) and 
through the transfer of development 
rights program (see RZC 21.48).  

Base Max Height  
(w/o Incentives) 60 ft 2  60 ft 2  45 ft 2  • See RZC 21.58 for building design 

options with building height 
impacts.  

• See RZC 21.55 for incentive 
adjustments to building height. 

• See RZC 21.58.5200 Tower 
standards for additional 
regulations that building heights 
and floorplates. 

Max Height with Incentives 
(outside TOD Focus Area 144 
 / inside TOD Focus Area) 

85 ft /  
144 ft 2,3,4,5 

85 ft /  
144 ft 2,3,4,5 

60 ft 2,3,4,5  
/  

n/a 

Ground Floor Ceiling Height 
(minimum) in TOD Focus Area 16 ft 3,4 16 ft 3,4 16 ft 3,4 

Applicable to non-residential and 
mixed-use projects. 

Lot Coverage  100% 6 100% 6 100% 6   

 
NOTES:  

1. Floor Area Ratio. The FAR may be calculated for the entire project then distributed across the site throughout 
multiple buildings and phases provided the maximum FAR is not exceeded. 
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2. Building Height  

a. Building height is limited to three stories for parcels fronting Leary Way from NE 80th Steet to a half-block 
south of NE 76th Street.  

b. Additional height can be earned with incentives (see RZC 21.55) and through the Transfer of Development 
Rights program (see RZC 21.48).  

c. Additional height can be earned by utilizing specified architectural techniques in RZC 21.58 or via 
incentives in 21.55. 

d. The height limit in the Shoreline Jurisdiction (SMP) is 35 feet (see RZC 21.68.020). 

3. Exemptions from ground floor ceiling height requirements:  
a. Buildings that do not contain non-residential uses, and 
b. Buildings where 100% of residential units are Affordable Housing units meeting the affordability 

threshold of RZC 21.20, and  
c. Where buildings that are interior to the lot and not adjacent to a public parking garage, an urban pathway 

or other pedestrian-oriented sidewalks or pathways.  

4. A minimum of 50% of the first-floor non-residential space must meet the minimum ceiling height of 16 feet.  

a. Where first floor ceiling height varies, the tallest ceiling heights shall be provided on street frontage, 
spaces fronting urban pathways and/or mid-block connections, and in parking garage loading/unloading 
and waste pickup areas.  

b. For portions of the building that have a first-floor ceiling height greater than 10 ft to meet minimum 
ground-floor ceiling height requirements, the additional ground floor ceiling height may increase the 
maximum building height. For example, if first floor is 16 ft, the maximum building height increases by 10 
feet (16 - 10 = 6 ft increase in maximum building height).  

5. Properties in the CARA.  

a. In the Critical Aquifer Recharge Area (CARA), construction methods for building foundation support will be 
limited to types that can be constructed to meet temporary construction dewatering (TCD) requirements of RMC 
13.25.  

b. Where underground parking is not possible due to RMC 13.25 TCD limitations, the maximum building height 
may be exceeded by up to 12 feet if all of the following criteria are met:  

i. the additional height is the result of building a maximum of one level of additional above-grade parking; 
and  

ii. proposed parking added by the additional height shall not exceed the maximum fully dedicated parking 
ratios in RZC 21.40; and 

iii. the additional height on street frontages meets a 20 ft step-back to limit impacts to the pedestrian 
realm.  

6. Other regulations will impact the maximum lot coverage and may result in less than the maximum, including 
critical area requirements, open space and landscaping requirements, parking, mid-block connections, utility 
easements, and stormwater management. 

 

21.10.300 Public Realm Standards 

A. Purpose.  

1. Provide safe pedestrian and bicycle routes removed from traffic.   
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2. Enhance the appearance of buildings and their settings. 

3. Provide a unified and human-scaled design element. 

4. Provide for the open space and landscaping.  

 

B. Street Typology and Relationship to Buildings 

1. Urban Core Purpose: An active, pedestrian-oriented main street with highest urban intensity, and 
engaging building frontage.  

2. Urban Mixed Purpose: An active, pedestrian-oriented urban street with a mix of uses, and varied 
landscape, and frequent weather protection. 

3. Landscape Yard Purpose: A well-landscaped residential urban street with small front yards. 

a. Where private front yards are not present, deeper setbacks provide a range of opportunities 
to articulate the landscaped walkway, including pedestrian and bike amenities, native plants, 
and small parklet or plaza gathering spaces.  

4. Shared Street Purpose: A slow-speed street shared by pedestrians, cyclists, other active 
transportation users, and vehicles.  

5. Urban Trail Purpose: Multi-purpose trail for pedestrians, cyclists, and other active transportation.    

6. Mid-block Passage Purpose: A small human-scaled street or walkway designated to provide 
connectivity within and between blocks.  
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Map 21.10.300 Downtown Street Typology 
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Table 21.10.300.B Downtown Street Types and Relationship to Buildings 

Street Type  Urban Core Urban Mixed Landscape 
Yard 

Shared 
Street 

Urban Trail  Mid-block 
passage 

Notes   21.10.300 (1) 21.10.300.C (2)  21.10.300.C (3) 

Cross Sections for Pedestrian System in Appendix 2A Downtown Street Requirements 

Setback zone – 
(Furnishing and 
Planter area) 
 

2 feet 
2 feet 
 

5 feet 
 

30 feet 11 feet 11 feet  

Sidewalk 
(clearway) 

8 feet  
(minimum) 

8 feet 
(minimum) 

8 feet 
(minimum) 

8 feet 
(minimum) 

12 feet (trail 
width) 

8 feet 

Tree Well 4 feet 4 feet 4 – 5 feet  
 

See Appendix 
2A and/or 
standard 
specifications  

See Appendix 
2A and/or 
standard 
specifications 

See 
Appendix 2A 
and/or 
standard 
specifications 

Lot Placement 

Setback 2 feet (minimum) 2 feet (minimum) 14 feet 
(minimum) 

N/A 11 feet 
(minimum) 

N/A 

Ground Floor 
Uses 

No ground floor 
residential 
 
Active retail uses open 
to the public required.  
(See RZC 21.04.2020)   

No Residential 
within 100 feet or a 
quarter-block length 
from the street 
intersection, 
whichever is less.  

    

For guidance on building placement and complete design standards see RZC Article III Design Standards.  

 

Notes:  

(1) Tree wells varies based on street, see Appendix 2A for details.  

(2) Shared-street standards can be found in Appendix 2A 

(3) Mid-block Passage Notes a. An alternative is a 14-foot-wide pathway that is passing through the portal of buildings that is at least 
12 feet and no greater than 20 feet in height clearance and is well lit. The portal path is also allowed to be located on vehicular 
driveways where the ceiling height is at least 10 feet, and the driveway is at least 20 feet wide and is paved with a textured concrete or 
pavers (not painted) to indicate that is also a pedestrian path. Public access signage/plaques shall be installed at both ends. 
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Exhibit 6: Chapter 21.12 
OVERLAKE REGULATIONS 

Sections: 
21.12.300 Overlake Zoning Districts 

21.12.305 References. 

21.12.310 Overlake Master Planning 

21.12.400 Overlake Land Use Regulations 

21.12.500 Overlake Development Standards. 

21.12.505 Transition to New Standards 

21.12.510 Street Typology and Relationship to Buildings 

21.12.520 Green Building Requirements [REPEALED] 

21.12.600 Overlake Incentive Program [REPEALED] 

21.12.300 Overlake Zoning Districts 

A. The purposes of the Overlake zoning district regulations are to:

1. Implement the vision and policies for the Overlake neighborhood, Overlake Metro Center, and
Overlake zoning districts as set forth in the Redmond Comprehensive Plan;

2. Allow for densities that accommodate the jobs and housing growth allocations and that maximize
transit-oriented development potential;

3. Encourage a broad mix of medium- and high-density uses and amenities in order to: achieve a
vibrant, engaging metropolitan growth center that is equitable, sustainable, and resilient; enliven the
area in the evening; and contribute to a sense of place;

4. Promote compact development forms that:

a. Are pedestrian- and bicycle-friendly;

b. Are conducive to and supportive of transit use and provide a variety of mobility options for
community members of all ages and abilities;

c. Provide for commercial uses and flex spaces on the ground floor along arterials while allowing
residential uses on the ground floor of development along local streets;

5. Allow additional building height and density and other approved incentives to facilitate:

a. Achieving sustainable, equitable transit-oriented development, with higher bonuses available
for properties closer to the light rail stations;
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b. Provision of public and private infrastructure, green buildings, affordable housing, open space, 
and other city goals to implement the Redmond Comprehensive Plan; 

6. Provide affordable housing unit options and accessible and universally-designed housing units in the 
Metro Center for community members with disabilities; and 

7.  Use SEPA planned actions and exemptions to efficiently accomplish environmental review within the 
Overlake Metro Center; and 

8. Encourage use of environmentally sustainable site design and building features, urban tree canopy 
management, and enhanced use of landscaping to buffer and mitigate urban impacts (heat, noise, etc.) 
and provide places of refuge and rest. 

B.  Overlake Village (OV) Purpose. 

1.  Promote mixes of medium- and high-density residential and commercial uses with substantial 
residential development integrated into a pedestrian- and bicycle-friendly urban neighborhood; 

2.  Promote a mix of cultural, entertainment, educational, retail, restaurants, professional offices, 
services, and uses that meet needs of residents and employees, enliven the area in the evening, and 
contribute to a sense of place;  

3.  Maximize opportunities for equitable transit-oriented development and transit-supportive uses; and  

4. Honor and acknowledge the rich multicultural community in Overlake and display this identity through 
site design, building design, and streetscape improvements. 

C.  Overlake Business and Advanced Technology (OBAT) Purpose. 

1. Provide a high-wage employment area that accommodates advanced technology, research and 
development, corporate offices, high technology manufacturing and similar uses to serve City and 
regional economic goals;  

2. Provide medium- and high-density employment and housing uses; 

3. Encourage walking, bicycling, carpools, vanpools, and transit use; and 

4. Provide convenience commercial and neighborhood services, arts, cultural, and entertainment uses and 
other transit-supportive uses in the transit-oriented development focus area. 

D.  Overlake Urban Multifamily (OUMF) Purpose. 
1.  Enhance compatibility between the uses and densities in the Overlake Metro Center and neighboring 
residential areas; 
2.  Permit medium-density urban multi-family residences in either mixed-use developments or single-use 
structures; and 
3. Permit a full range of public services and facilities uses that primarily serve the residents of the 
neighborhood, such as retail (including grocery stores), neighborhood services, educational, childcare, 
community centers, social services, and other supportive uses in mixed-use residential buildings. 
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21.12.305 References. 

• The Overlake Metropolitan Growth Center (Metro Center) has been established pursuant to regional 
planning policies as governed by the Puget Sound Regional Council.  

• For incentives available to properties outside of the Overlake Metro Center, see: 

o RZC 21.67, Green Building and Green Infrastructure Incentive Program (GBP) 

o RZC 21.20 Affordable Housing 

o RZC 21.55 Development Incentive Program 

• See RZC 21.58 for Design Standards. 

• For information on how to measure various site requirements like height and setbacks, see RZC 
21.16.020, How to Measure Site Requirements. 

• See RZC 21.16.030, Other Applicable Regulations, for information on other standards that may apply to 
you. 

 

21.12.310 Overlake Master Planning 

Master Plans are required in Overlake Metro Center where any of the following apply: 

A.  All developments encompassing at least three acres and optional for sites under three acres,.; or  

B.  A Future Development Plan will be required with the Master Plan application if the proposed 
development is less than 70% of the Maximum Base FAR without Incentives (see Table 21.12.500).   

1. Future Development Plan must illustrate the conceptual layout of lots, building sites, trails, open 
space, and other infrastructure or site features in conformance with the standards herein and 
demonstrate how the site retains the potential for future development that would result in a total 
site development equal to or greater than 70% of max baseline capacity. For the purpose of this 
section, the FAR calculation shall not include open space shown on an approved site plan.  

2.   Staff will review the proposal and any applicable Future Development Plan to ensure: 

a.  Buildings or lots are not in conflict with plans for future infrastructure (including roads, trails, and 
utilities) as approved in an adopted Comprehensive Plan, Capital Improvement Plan, 
Transportation Improvement Plan, Non-Motorized Trails Plan, or similar Plan adopted by the 
Redmond City Council; and 

b.  The project is not developed in a manner that precludes future urban densities. 

3.  The plan must show how space is allocated to allow for potential development in the future. 

a.  Required open space must be calculated and the plan shall demonstrate available space to meet 
the required open space. 

b.  Required parking must be calculated and the plan shall demonstrate available space to meet all on-
site parking minimums. A shared parking factor may be utilized for these calculations if applicable. 

4.  The Code Administrator may approve an alternative to the minimum future density if site conditions 
limit potential future development (i.e. due to topography, critical areas, significant tree groves, etc.). 
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5. This provision may be waived if a Development Agreement is approved that accomplishes the same 
objectives as a Future Development Plan. 

6. A change of use will not trigger the requirement for a Future Development Plan. 

 

21.12.400 Overlake Land Use Regulations 

The uses within the Overlake Village (OV), Overlake Business and Advanced Technology (OBAT), and Overlake Urban 

Multifamily (OUMF) zoning districts can be found in RZC 21.04.   

  

21.12.500  Overlake Development Standards. 

The following table contains the basic zoning regulations that apply to development within the Overlake Village 
(OV), Overlake Business and Advanced Technology (OBAT), and Overlake Urban Multifamily (OUMF) zones.   

Table 21.12.500 Overlake Development Standards 

Development 
Standards 

Overlake Zoning Districts Notes 

OV OBAT OUMF  

Max Base FAR1  

(w/o Incentives) 5 3 3  

MAX FAR with 
incentives 

FAR max waved when 
maximizing incentive 

program 

Outside TOD Focus Area: max 9.5 FAR 
 

Inside TOD Focus Area: FAR max waved 
when maximizing incentive program 

See RZC 21.12.600 for 
incentive related 
adjustments to FAR3 

Min Height 4 stories or 45 feet, 
whichever is less 2 

In TOD Focus Area:  
4 stories or 45 feet 
whichever is less 2 

 
Elsewhere:  

3 stories or 35 feet, 
whichever is less 2 

3 stories or  
35 feet, 

whichever is less 2 

 

Base Max Height  
(w/o Incentives) 
 

Mixed-use: 
14 stories or 150 feet, 
whichever is less 3,4 

 
Non-residential:  

8 stories or 120 feet, 
whichever is less 3,4 

Mixed-use:  
14 stories or  

150 feet, 
 whichever is less 3,4 

 
Non-residential:  

8 stories or 120 feet, 
whichever is less 3,4 

8 stories  
or 85 feet, 

whichever is less 3 
 

Max Height with 
Incentives 300 ft 4b 

Outside TOD Focus 
Area: 230 ft 4 

 
Inside TOD Focus 

Area: 300 ft 4b 

160 ft 4 

See RZC 21.12.600 for 
incentive related 
adjustments to building 
height. 
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Table 21.12.500 Overlake Development Standards 

Development 
Standards 

Overlake Zoning Districts Notes 

OV OBAT OUMF  

Ground Floor Ceiling 
Height (min) in TOD 
Focus Area  

16 ft 5,6 16 ft 5,6 14 ft 5 

Ground floor ceiling 
height not applicable 
outside of TOD Focus 
Area 

Max. Impervious 
Surface  100% 7 80% 7 60% 7  

 
NOTES: 

1. The FAR may be calculated for the entire project then distributed across the site throughout multiple buildings and phases 
provided the maximum FAR is not exceeded and no building is less than the minimum building height. Where publicly 
accessible open space and amenities are provided on upper stories or rooftop, and spaces meet all requirements of RZC 
21.12.600.5 (see note 1 for Table 21.12.600.D.5.a), the FAR for those spaces may be excluded from max FAR calculations 
when spaces include access to adjacent outdoor spaces designed per RZC 21.62.030.I.2 plaza and open space design criteria.  

2. Portions of a building may be lower than the minimum building height providing that 80% of the building meets or exceed 
minimum building height. Covered entryway features, including port-cochere pick-up and drop-off zones, are exempt from 
minimum building height requirements. Sites with multiple buildings may average building heights providing 80% of 
the buildings or portions of buildings on the project site meet or exceed minimum building height. 

3. Max height is limited to 3 stories or 35 feet, whichever is less, within 150 ft of adjacent Neighborhood Residential zoning 
districts or equivalent zoning district outside of Redmond. 

4. Building Height Exemptions: 

a. Max building height does not include mechanical equipment (see RZC 21.60.040.7.b for rooftop screen design 
standards).   

b. Where rooftop amenities are offered, including restaurants, observation areas, childcare and activity spaces, and 
services for tenants and/or are publicly accessible, those amenity spaces may exceed the max building height by one 
story or 14 ft, whichever is greater, but may not exceed 30 stories.  

c. Max building height may be exceeded for ground floor ceiling heights in greater than the minimum required (see note 
6b below).   

5. Exemptions from ground floor ceiling height requirements:  

a. Buildings where 100% of residential units are Affordable Housing units meeting the affordability threshold of RZC 
21.20, and  

b. where buildings that are interior to the lot and not adjacent to a public parking garage, an urban pathway or other 
pedestrian-oriented sidewalks or pathways.  

6. A minimum of 50% of the first-floor space must meet the min ceiling height. At no point do the first-floor non-residential 
spaces have a ceiling height of less than 14 ft. 

a. Where first floor ceiling height varies, the tallest ceiling height heights shall be provided on street frontage, spaces 
fronting urban pathways and/or mid-block connections, and in parking garage loading/unloading and waste pickup 
areas.  

b. For portions of the building that have a first-floor ceiling height greater than 14 ft, the additional ground floor ceiling 
height may increase the max building height (example: if first floor is 20 ft, the max building height increase by 6 ft (20 -
14 = 6 ft additional height).  
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7. Other regulations will impact the impervious surface area and may result in less than the maximum allowed 100%, 
including open space and landscaping requirements, parking, mid-block connections, utility easements, stormwater 
management, etc. To meet stormwater management, you are required to evaluate the infiltration capacity of the soil 
must be evaluated and the building designed design building infrastructure to accommodate full infiltration of roof 
areas where feasible.  

 

21.12.505 Transition to New Standards 

A. Projects Under Review.  

1. Applicability.  This section shall apply exclusively to the following permit application types within the 
Overlake Metro Center: 

a. Type II and III permit applications. 

b. Type V permit applications projects encompassing at least three acres that are subject to the MPD and 
development agreement requirements in RZC 21.76.070.P, provided that the Type V permit application 
includes a Site Plan Entitlement application to construct the project in one phase.  

2. At the discretion of the applicant, the above permit applications that are under review as of [[the effective 
date of this ordinance]] may continue to be reviewed under the RZC as it existed as of December 31, 2024. 
For the purpose of this section, “under review” means: having received a determination of completeness. 

a. Having received a determination of completeness; and 

b. Having received feedback from the Design Review Board during a Design Review Board meeting, when 
required, or having received a determination from staff that a Design Review Board meeting is ready to 
be scheduled. 

3. To continue to advance projects reviewed under the RZC as it existed on December 31, 2024, applicants 
must notify the Code Administrator of this preference in writing by January 31, 2025. In addition, applicants 
must: 

a.  Meet all application review and decision time frames required of the applicant pursuant to RZC 
21.76.040.D; and 

b. Submit complete building permit applications for all proposed new buildings by December 31, 2026. 

An application shall be considered void and deemed withdrawn if the milestones in (a) or (b) above are not 
met and the project will be required to comply with Redmond Zoning Code regulations in effect at the time of 
the approval. 

4. This section applies only to Redmond Zoning Code regulations (Redmond Municipal Code Title 21) and not 
to any regulation outside of the Redmond Zoning Code. 

5. Expiration of Project Review Flexibility. This section automatically expires on December 31, 2026.   

B. Development agreements may not be used to vest projects to regulations in place before January 1, 2025, or 
to extend the vesting provided in this section. 

C. Incremental Redevelopment Provisions.   
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1. Applicability. Buildings, uses, and sites must comply with the provisions of 21.04.5000 21.76.100.F Legal 
Nonconforming Uses and Structures except as provided herein to allow for property owners to gradually 
transition to new standards.  

2. Bringing Nonconforming Structures into Compliance. For building additions and remodels and associated 
site improvements, thresholds have been established to guide how the standards of this chapter are applied 
to such projects (see RZC 21.04.5000.I).  

3. Building additions.  

a. Front addition. Any addition to the front of the building must comply with requirements in RZC 
21.12.510 Street Typology and Relationship to Buildings. 

b. Rear addition. Rear additions are permitted provided they do not increase the degree of rear 
setback/build-to nonconformity.  

c. Side additions. Side additions are not permitted unless the proposed work results in the building 
meeting the requirements in RZC 21.12.510 Street Typology and Relationship to Buildings. If no 
build-to requirements apply, side additions are permitted.  

4. New buildings where existing building remains in place.  

a. New buildings and associated improvements must comply with RZC standards.  
b.  New buildings do not conflict with any applicable requirements of RZC 21.12.310 Master Planned 

Developments protections of future density. 

5. Administrative Design Flexibility for additions, remodels, or new buildings added to the parcel.  

a. Design flexibility for site layout, setbacks, and/or screening standards may be approved by the 
Code Administrator when the Director determines that:  
(i) The alternative would assist legal non-conforming structures to gradually come into 

compliance with new regulations or the proposed alternative removes a barrier to 
reinvestment; and  

(ii) The alternative meets the intent of the standards; and  
(iii) The alternative is designed in a manner that ensures that new investments do not impede 

future implementation of the standards of this chapter.  
b. Publicly Accessible Open Space Design Alternative.  

(i) In the TOD Focus Area the Code Administrator may consider the use of pedestrian-oriented 
Publicly Accessible Open Space in lieu of meeting setback or build-to requirements in the 
following circumstances.  

(1) The Code Administrator may approve the use of Publicly Accessible Enhanced Amenity 
Spaces (PEAS) Publicly Accessible Open Space in lieu of some or all of the building 
addition meeting the requirements in RZC 21.12.510 Street Typology and Relationship to 
Buildings or 21.12.500, subject to the Design Standards of this section, RZC 21.36.200, 
and RZC 21.58.  

(2) For a new building proposed in the rear of a legal non-conforming structure, the Code 
Administrator may approve the use of this open space design alternative in lieu of 
bringing the existing building up to the build-to line when there are no modifications 
proposed to existing building.   

(3) The placement of the proposed building or addition shall not conflict with any applicable 
requirements of RZC 21.12.310 Master Planned Developments.  
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(ii) Design standards.  To be approved by the Code Administrator as a publicly accessible open 
space design alternative, the open space must: 

(1) Provide a continuous pedestrian connection from the sidewalk to the front of the 
building. There shall be no parking or other interruptions between the open space and 
the building.  

(2) Average a minimum of ten (10) linear feet in width from interior edge of the sidewalk 
and provide an ADA compliant access along the entire path of travel from the sidewalk to 
the front entrance(s) of the building.  

(3) Comply with the requirements of RZC 21.62.030.I Pedestrian Plazas and Open Spaces and 
the standards in 21.36.200 Publicly Accessible Enhanced Amenity Spaces (PEAS) footnote 
1 of RZC Table 21.12.600.D.5.a Overlake Incentives – Open Space, Public Art, and Public 
Amenities Incentives. 

(iii) Publicly accessible open space design alternative for setback and build-to requirement 
flexibility may be used to meet minimum open space requirements for the parcel but is not 
eligible for open space incentives in RZC 21.55 21.12.600. 

6. Buildings added to the site or other alterations or additions that comply with this section and do not 
impact the space used by the legal non-conforming use will not impact the use’s legal non-conforming status. 

7. Expiration. Paragraphs A and B of this This section automatically expires on December 31, 2029.   

 

21.12.510 Street Typology and Relationship to Buildings 

A. Improvements less than 30 inches above grade, including decks, patios, walks and driveways, are permitted in 
setbacks. Fences, landscaping, flagpoles, street furniture, transit shelters and slope stability structures are 
permitted in setback areas, provided that all other applicable requirements are met. No other structures, 
including accessory structures, are permitted in setback areas. 

1. The tables below set standards that contribute to an attractive public realm. 
2. Building placement standards apply to street types listed; internal circulation drives or private streets 

internal to a project.  
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B. Overlake Village 

Figure 21.12.510.B Overlake Village Street Map 

 
 

Table 21.12.510.B – Overlake Village Building and Street Relationships 
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  Street Type 

 

 Retail  
(A) 

Neighborhood  
(B) Access (C) Shared  

(D) 
NE 24th St. 

(E) 
Other  

(F) 

Bu
ild

in
g 

Pl
ac

em
en

t 

Minimum 
setback (side, 
rear) 

0 feet 0 feet 0 feet 0 feet 0 feet 0 feet 

Front and side 
façade zone 1,2 0-10 feet 0-10 feet 0-15 feet 0-10 feet 0-15 feet 0-15 feet 

Minimum 
building edge in 
façade zone 2 

80% 50% 50% 80% 50% 50% 

Bu
ild

in
g 

De
sig

n 

Building 
orientation 2 

Building fronts shall be oriented, in priority order, to: Retail Street, Neighborhood Street, NE 24th 
St., Other Street, Access Street, or Shared Street. 

Ground floor 
finish level 
above sidewalk 
grade 2 

Maximum 6 
inches 

Residential use: 
2 to 5 feet 

 
Non-residential 
use: maximum 

6 inches 

Residential 
use: 2 to 5 

feet 
 

Non-
residential 

use: 
maximum 6 

inches 

Non-
residential 

use: 
maximum 6 

inches 

Residential 
use: 2 to 5 

feet 
 

Non-
residential 

use: 
maximum 6 

inches 

Residential 
use: 2 to 5 feet 

 
Non-

residential 
use: maximum 

6 inches 

Maximum 
distance 
between 
ground floor 
non-residential 
entries 

50 feet 50 feet no standard 50 feet no standard no standard 

Minimum 
ground floor 
non-residential 
depth 

20 feet no standard 

Residential 
privacy 
standards 

RZC 21.62.020.F.1 applies 

Bu
ild

in
g 

us
e Ground floor 

pedestrian-
oriented uses 

Required 

See 
21.04.2020 

no standard 

See 21.04.2020 

Ground floor 
residential uses Prohibited no standard no standard Prohibited no standard no standard 

Pu
bl

ic
 

Re
al

m
 Width from 

zero-setback 
building edge to 
back of curb 2 

26 feet, see 
RZC 

Appendix 7 

15-25 feet, see 
RZC Appendix 7 

14 feet, see 
RZC Appendix 

7 

20 feet, see 
RZC 

Appendix 7 

21.5 feet, see 
RZC Appendix 

7 

12-18 feet, see 
RZC Appendix 

7 

NOTE: 

1. Façade zone may be measured from behind the pedestrian zone if a trail system is provided at the street 
frontage.  

2. Administrative design flexibility is allowed for site-specific conditions that limit the ability to place the building 
at the street level, including but not limited to topography and easements. 
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C. OBAT and OUMF Zones 

Figure 21.12.510.C  – OBAT and OUMF Street Map 
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Table 21.12.510.C – OBAT and OUMF Building and Street Relationships in TOD Focus Area 
 

 

Street Type 

 

 148th Ave. NE 
(A) 

Minor Arterial  
(D) 

Collector 
Arterial (C) 

Local Street 
(E) 

Bu
ild

in
g 

Pl
ac

em
en

t 

Minimum 
setback (side, 
rear) 

0 feet 0 feet 0 feet 0 feet 

Front and side 
façade zone 1,2 0-20 feet 0-20 feet 0-20 feet NS 

Minimum 
building edge in 
façade zone 2 

50% 50% 50% 50% 

Bu
ild

in
g 

De
sig

n 

Building 
orientation 2 

Building fronts shall be oriented to, in priority order: 148th Ave. NE, Minor Arterial, 
Collector Arterial, Local Street 

Ground floor 
finish level 
above sidewalk 
grade 2 

Residential use: 2 to 
5 feet 

 
Non-residential use: 
maximum 6 inches 

Residential use: 2 to 
5 feet 

 
Non-residential use: 
maximum 6 inches 

Residential use: 
2 to 5 feet 

 
Non-residential 
use: maximum 6 

inches 

NS 

Maximum 
distance 
between ground 
floor non-
residential 
entries 

50 feet 50 feet 50 feet NS 

Residential 
privacy 
standards 

RZC 21.62.020.F.1 applies 

Pu
bl

ic
 

Re
al

m
 

Width from zero-
setback building 
edge to back of 
curb 2 

13-17 feet, see RZC 
Appendix 7 

8-20 feet, see RZC 
Appendix 7 

13 feet, see RZC 
Appendix 7 

5-6 feet, see 
RZC Appendix 

7 

NOTE: 

1. Façade zone may be measured from behind the pedestrian zone if a trail system is provided at the street 
frontage.  

2. Administrative design flexibility is allowed for site-specific conditions that limit the ability to place the building 
at the street level, including but not limited to topography and easements. 
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Table 21.12.540B – OBAT and OUMF Building and Street Relationships Outside TOD Focus Area 
  Street Type 

 

 148th Ave. NE  
(A) 

Bel-Red Rd. 
(B) 

Minor Arterial 
(D) 

Collector 
Arterial ( C) 

Local Street  
(E) 

Bu
ild

in
g 

Pl
ac

em
en

t 

Minimum 
setback 
(front and 
street) 1,2 

20 feet for 
buildings less 

than 20 feet in 
height; 

30 feet for all 
other buildings 

120 feet 0 feet 0 feet 10 feet 

Minimum 
setback (side 
and rear) 

0 feet 0 feet 0 feet 0 feet 0 feet 

Front and 
side façade 
zone 2 

NS NS 0-20 feet 0-20 feet NS 

Minimum 
supplemental 
buffer 
(street) 2 

200 feet for 
buildings north 

of NE 51st St. 
100 feet 

50 feet only for 
buildings on 

north side of NE 
40th St. between 

159th Ave. NE 
and the 16500 

block 

NS 
See Figure 
21.12.540C 

 

Bu
ild

in
g 

De
sig

n 

Building 
orientation 2 

Building fronts shall be oriented to, in priority order: 148th Ave. NE, Bel-Red Rd., Minor 
Arterial, Collector Arterial, Local Street 

Ground floor 
finish level 
above 
sidewalk 
grade  2 

Residential use: 
2-5 feet 

Residential 
use: 2-5 feet 

Residential use: 
2-5 feet 

Residential 
use: 2-5 

feet 

Residential use: 
2-5 feet 

Residential 
privacy 
standards 

RZC 21.62.020.F.1 applies 

Pu
bl

ic
 

Re
al

m
 

Width from 
zero-setback 
building edge 
to curb face 2 

13-17 feet, see 
RZC Appendix 7 

11 feet, see 
RZC Appendix 

7 

8-20 feet, see 
RZC Appendix 7 NS 5-6 feet, see RZC 

Appendix 7 

NOTE: 

1. Façade zone may be measured from behind the pedestrian zone if a trail system is provided at the street 
frontage.  

2. Administrative design flexibility is allowed for site-specific conditions that limit the ability to place the building 
at the street level, including but not limited to topography and easements. 
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21.12.520 Green Building Requirements [REPEALED] 

A. Purpose.  

1. To implement the vision for Overlake as adopted in the Redmond Comprehensive Plan and the Environmental 
Sustainability Action Plan;  

2. To reduce the negative impact of development on the natural environment through green development 
techniques in new development or major redevelopment within the Overlake Metro Center. 

B. Applicability. The provisions of this section apply to new developments in the Overlake Metro Center and apply 
to all building types.  

C. Minimum Green Building Standards. 

1. Building Performance Standard. 

i. Achieve any Green Building Rating or Certification System* that requires a modeled site Energy Use Intensity 
(EUI) adhering to either a Tier 1 or Tier 2 EUI target (EUIt) from Section E, Table 1 in Appendix 10. Tier 2 
minimum, with Tier 1 eligible for incentives as shown in 21.12.600. 

ii. Demonstrate compliance with the Washington State Clean Buildings Performance Standard within 24 months 
of at least 75% occupancy adhering to a Tier 1 or 2 EUIt. 

iii. Share energy benchmarking data with the City of Redmond via Energy Star Portfolio Manager. 

2. Washington State Energy Code. The Washington State Energy Code for Commercial (WSEC-C) and Residential 
(WSEC-R) buildings requires a sufficient number of credits from efficiency packages as described in WSEC sections 
C406 or R406. 

3. Energy Management. Earn Green Lease Leaders Certification Silver or greater. Gold and Platinum Certification 
eligible for incentives program as shown in 21.12.600).  

4. Embodied Carbon. Calculate the embodied carbon baseline and show at least a 10% reduction. Achieving a 
20% or greater reduction is eligible for incentives as shown in 21.12.600.  

D. Compliance Procedures. 

1. The use of ANSI/ASHRAE/IES Standard 100-2018 Energy Efficiency in Existing Buildings as adopted by reference 
with the exceptions noted in Chapter 194-50 of the Washington Administrative Code (WAC), the Washington 
Clean Buildings Performance Standard;  

2. Compliance with Chapter 194-50 WAC as amended by ARZ Appendix 10 (see RZC 21.67 for prescribed methods 
for compliance with 195-50 WAC and see also the relevant amendments to Chapter 194-50 WAC as published in 
RZC Appendix 10, Green Buildings Incentive Program Requirements); 

3. Certification with a third-party Green Building Rating or Certification System that requires energy performance 
modeling, performed by a registered design professional, able to demonstrate and report a modeled EUI that 
meets the EUIt described in RZC 21.67; 
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4. Compliance with additional Washington State Energy Code commercial (WSEC-C) or residential (WSEC-R) 
credits from Table C/R406 as described in RZC Appendix 10, Green Building Incentive Program Requirements. 

5. Compliance procedures of RZC Appendix 10, Section D shall apply.   
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21.12.600 Overlake Incentive Program [REPEALED] 

A.  Purpose. The purpose of this section is to enhance the character and quality of life of the Overlake Metro 

Center and implement the community’s vision and social and environmental goals. The incentive program does 

this by incentivizing features that implement neighborhood goals and respond to needs for public amenities, 

equitable and affordable housing opportunities, and environmental sustainability. The incentive program reduces 

the cost of these features by allowing increased building height and floor area. This section also identifies the 

City’s priorities for provision of these desired features. 

B. Applicability and Implementation. 

1. The incentive program is optional for all development within the Overlake Metro Center. All available 
incentives are listed herein, and no other incentive program is applicable.  

2. A pre-application meeting is recommended to discuss options for incentives. 

3. Housing units added due to the incentive points earned, that are not a part of a specific affordability 
incentive, may be market rate units.  

4. Program participants must choose one item from each of the following categories except as provided in 
the Catalyst category or Development Agreement options (see 21.12.600 sections E or F): 

a. Affordable Housing 

b. Green Building 

c. Inclusive Design 

d. Building Site, Form, and Uses 

e.  Open Space, Art, Public Amenities 

5. Incentive proposal must be submitted with application materials. Project will be reviewed for incentive 
options in effect at time of application. Where two projects submit proposals for a limited use incentive 
option (see Catalyst category), the priority for approval shall be based on date of submittal.   

C. Incentive Structure and Review Procedures. 

a. Points are assigned based on cost estimates and City priorities as well as location within or outside of 
the TOD Focus Area, with additional points available for projects within the TOD Focus Area (see RZC 
21.05.120).  

b. Child/family-friendly options can earn an additional bonus above the bonus for each item, subject to 
the requirements outlined in section 21.12.600.E. Where eligible for the bonus, the option is marked with 
a check mark () or if eligible but with conditions is marked with a C.  

c. See table notes for specific limitations or criteria for eligibility. 

d. City staff will review application materials to confirm the proposal meets the specific requirements of 
selected incentives. In some cases, City approval of a selected option is required and may include review 
by one or more board or commission or by the City Council.   

e. The incentive program shall be comprehensively reviewed approximately every three to five years to 
update items, priorities and points. Changes may also be made through the annual code update process. 
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D. Main Incentive Package Categories. 

1. Affordable Housing. 

Additional affordability incentives can be found in the Universal Design and Catalyst categories. 

 

Table 21.12.600.D.1 Overlake Incentives – Affordable Housing Incentives 

Ch
ild

 F
rie

nd
ly

 
Bo

nu
s 

El
ig

ib
le

 

Affordable Housing  
Incentive Options Description  

Points 
Outside 

TOD 
Focus 
Area 

Points  
Inside 
TOD 

Focus 
Area NOTES 

  Units at or Below 50% Area Median Income (ABOVE MANDATORY)     1 

 Additional 2% of units 40 40  

 Additional 2-4% of units  50 60  

 Additional 5-9% of units  75 90  

 Additional 10-14% of units  95 110  

 Additional 15% of units or more  135 150  

  100% Affordable  90 100 3 

  Affordable Child-Friendly Housing (3 bedroom, 1.5 bath) at or Below 80% AMI    

 5 - 9% of affordable units are family housing 30 35  

 10-15% of affordable units are family housing  45 60  

 more than 15% of affordable units are family housing 70 80  

  Affordable Housing In-Lieu Fee (see 21.20.050) - points per unit provided Varies Varies 2 
 

NOTES: 

1. Mandatory affordable housing required by RZC 21.20 is not applicable to the incentive program. Incentive shall 
be only for units provided above the mandatory.  

2. City approval is required for the in-lieu option, see RZC 21.20.050. 

3. A minimum of 20% of affordable units provided through the incentive program shall be affordable at or below 
50% AMI. 

 

2. Green Building.  

See RZC Appendix 10 for implementation, monitoring, and penalties for green building incentives. 
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Table 21.12.600.D.2 Overlake Incentives – Green Building Incentives 
Ch

ild
 F

rie
nd

ly
 

Bo
nu

s E
lig

ib
le

 

Green Building Incentive Options  

Points 
Outside 

TOD Focus 
Area 

Points  
Inside 
TOD 

Focus 
Area NOTES 

 Building Electrification. Fully Electric Building 50 50 1 

 Building Performance Standard. Building meets Tier 1 EUit 45 45  

 Energy Management.    1 

 Green Lease Leaders Gold certification 10 10  

 Green Lease Leaders Platinum certification 15 15  

 
Energy Storage. System meets 100% of critical load requirements (kW) 
and emergency needs (kWh) for 3+ hrs 36 36  

 Renewable Energy    

 50% to 75% additional kW beyond energy code requirements 8 8  

 75%+ to 99.9% additional kW beyond energy code requirements 21 21  

 ≥100% additional kW beyond energy code requirements 28 28  

 
EV charging station (minimum of additional 10% of total spaces above 
mandatory requirement) 24 39  

 Stormwater Management - Salmon-Safe Urban Standard 27 27  

 
Water Conservation - Potable water system - conservation measures/ 
fixtures (Appendix M of UPC is required)  23 23 

2 

 Tree Preservation. Retain 40% of the significant trees 5 5  

 
Bioengineered green walls that meet criteria for City's stormwater permit 
requirements 7 17  

 
Calculate the embodied carbon baseline and show at least a 20% 
reduction   1 

 Materials Reuse and/or Recycling    

 
Deconstruct buildings over 10,000 ft with at least 50% conditioned 
floor area  15 15  

 
Demonstrated recovery, reuse, or recycling of >60% of construction 
and demolition materials 5 5  

 

NOTES: 

1. Mandatory green building requirements (see 21.12.500) are not eligible for incentives, but achieving a result greater than 
the mandatory threshold can qualify for an incentive.  

2. Potable Water System required with one or more of the following additional water conservation measures: 

• Sub-metering: Provide water sub-metering for each unit.   
• Water Leak Detection: Install water sensors connected to a local network building management system or metering 

solution on water use subsystems.  
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3. Inclusive Design. 

Table 21.12.600.D.3 Overlake Incentives – Inclusive Design Incentives 

Ch
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Inclusive Design  
Incentive Options Description  

Points 
Outside 

TOD 
Focus 
Area 

Points  
Inside 
TOD 

Focus 
Area NOTES 

  Accessible Housing Units - Type A or B Units in ICC A117.1      1,2 

 5 - 9% of units  17 52  

 10 - 25% of units  25 75  

 more than 25% of units  40 105  

  Visitable Housing Units - Type C Units in ICC A117.1     2 

 5 - 9% of units  10 30  

 10 - 24% of units  11 51  

 25 - 50% of units  22 72  

 More than 50% of units 44 94  

  Housing Units for Intellectual and Developmental Disabilities (IDD)     2,3 

 6 - 10% of units  22 42  

 11 - 15% of units 35 55  

 16 - 20% of units  55 75  

  Inclusive / Universal Design Features     4 

 Universal/Inclusive Design Features in Building (see checklist)  23 53  

 Universal/Inclusive Design Features in Site (see checklist) 21 71  

 
Universal/Inclusive Design Features in Residential Buildings (if applicable, see 
checklist)  51 91  

 

NOTES:  

1. Mandatory ADA / Accessible units are not eligible for incentive points. Incentive shall be only for units provided 
above the mandatory.   

2. A minimum of 50% of the units used to earn this incentive must be affordable at or below 80% AMI. 

3. IDD Housing must meet the state IDD housing program requirements. 

a. The Washington State DSHS Developmental Disabilities Administration manages the IDD housing program 
in Washington State. As such, units for this incentive category must obtain a DDA’s letter of support.  

b. IDD units must be ICC A117.1 Type A, B, or C units.  At least one accessible/roll in shower shall be provided 
in the unit.  

c. Onsite service providers must be DDA-approved. See additional bonus for on-site services in the Catalyst 
category. 

4. Universal Design checklists are required with submittal.  
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4. Building Site, Form, Uses 

Table 21.12.600.D.4.a. Overlake Incentives – Building Site, Form, Uses Incentives 

Ch
ild

 F
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Building Site, Form, Uses 
Incentive Options  

Points 
Outside 

TOD 
Focus 
Area 

Points  
Inside 
TOD 

Focus 
Area NOTES 

  Anti-Displacement / Small Business Relocation Provisions    5  

 Small business spaces - points PER UNIT/business    

 micro spaces - less than 600 sq ft 0 Varies 1 

 small spaces - 600 to 2000 sq ft 0 Varies 1 

 Small Commercial condo/ownership bonus 0 Varies 1 

 

Affordable Commercial (minimum of 10% of non-res space, provided at a minimum of 
20% reductions from market rents)    

 5 - 9 years  Varies Varies 2 

 10 or more years, but less than the life of the building  Varies Varies 2 

 In perpetuity / Life of building  Varies Varies 2 

 Displaced Business Bonus0 40 80 3 

 Displacement Assistance    

 Citywide displaced businesses: Design of spaces to limit tenant improvement costs  35 60 3 

 

Existing on-site businesses: Relocation package offering financial assistance to off-
set the cost of moving, tenant improvements, and/or impact fees for a new 
business location  39 64  

  Community Services      

 Childcare Facilities (requires a minimum of 10% reduction in market rents) 23 43 4 

C 
Co-location agreement with School District(s) or other educational 
organization/business 41 41 4,5 

C 
Co-location agreement with social services, cultural or art organizations, or other non-
profit (with affordable commercial package)  41 51 4,5 

C 
Co-location of child-focused or child-friendly business - karate, dance, music, 
gymnastics, study/tutoring, indoor playground, children's museum, theater, etc. 21 31 4,5 

 

Emergency Management Staging/Storage Agreement with city or other emergency 
management agency 5 20  

 

NOTES:  

1. Small business / incubator spaces are assigned at a points per unit/business with minimum square footages and maximum 
points: 

a. Minimum square footage to qualify is 1,200 sq ft. Can be divided between micro and small spaces.  

b. Micro spaces shall earn 10 points for each space/business, with a maximum of 50 points.  

c. Small spaces shall earn 5 points per space/business, with a maximum of 25 points. 

d. Condo owners for spaces shall earn an additional 5 point bonus, with a maximum of 25 points. 
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2. Affordable Commercial bonus provided based on length of commitment and rate of reduction. 

Table 21.12.600.D.4.a. Affordable Commercial points scale. 

Duration of Rental Reduction 

20% Reduction 30% Reduction ≥40% Reduction 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

5 - 9 years  15 30 25 40 25 50 
10 or more years, but less than the life of the building   25 40 35 50 35 60 
In perpetuity/ Life of building  35 60 45 70 45 80 

3. The City maintains a list of business that are known to be at risk of displacement. To qualify for this option the tenant must 
be listed as at-risk.   

4. To be eligible for this incentive the spaces must utilize the Universal Design checklists.  

5. Facilities open to the public during regular business hours or for events must also provide child changing stations to earn 
credits for the child-friendly bonus (if providing separate men’s and women’s restrooms, changing tables must be provided 
in both restrooms).  

 
5. Open Space, Public Art, and Public Amenities. 

Table 21.12.600.D.5.a Overlake Incentives – Open Space, Public Art, and Public Amenities Incentives 
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Open Space, Public Art, and Public Amenities  
Incentive Options  

Points 
Outside 

TOD Focus 
Area 

Points 
Inside 
TOD 

Focus 
Area NOTES 

 
Publicly accessible open space. 20% open space (must have 3+ amenities options below 
and amenities must be publicly accessible). *Many options need City approval. 5 15 1 

C playground installation for all abilities (2,000 sq ft min) 0.5 1.5 2 

C splash pad water play area (1,500 sq ft min) 0.25 0.75 2 

C creative or artistic play structure for multiple ages (2,000 sq ft min) 1 4.5 2 

C interactive sensory art  0.25 0.5 2 

C sensory rest area 0.25 0.5 2 

 picnic/seating shelter     
C 500 - 900 sq (10 - 20 people)  0.25 0.5 2 
C greater than 900 sq ft (50-75 people) 1 4.5 2 

 public art  0 0.5 3 
C performance stage / event area / amphitheater seating (1,000 sq ft min) 1 4.5  

 pollinator habitat (100 sq ft min) 0.25 0.25  

 urban foraging space (100 sq ft min) 0 0.25  

 community garden with irrigation, tool shed, and 10% or more accessible beds.     

 1,000 - 2,000 sq ft 0 1.5  
 Greater than 2,000 sq ft 2 4.5  
 Off-leash dog area (5,000 square feet min)  0 4.5  
 ADA accessible loop exercise trail with amenities such as benches and mile markers 0 0.25  

 
Low impact and all ages park amenities such as: chess tables, ping pong, foosball; 
bocce ball; shuffleboard (400 sq ft min) 1 1.5 

 

 Outdoor Fitness Station (600 sq ft min) 1 1.5  

 Multi Use sports courts (basketball, pickleball, tennis, badminton, roller skating space etc.) 1 1.5  

 Public Restrooms    

 Permanent public restroom  2 4.5 2 
 Restroom includes height-adjustable, adult-sized changing stations  2 4.5 4 
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NOTES:  

1. Amenities selected as a part of the incentive package must be publicly accessible year-round, and open to the public at 
minimum during normal business hours. Amenities may be indoor our outdoors, on the ground floor or above (podium level 
and rooftop encouraged), with a minimum of 30% at ground level, and must comply with the design standards in RZC 
21.62.030.I and the following:  

a.  Location of, and access to, publicly accessible amenities should be convenient and designed to be intuitively 
perceived as public spaces.  

b.  Signage for access to amenity spaces shall be provided in clearly visible locations and indicate an accessible route, 
distance, hours of operation, if route includes escalator or elevator.  

c.  Use of sidewalk braille, symbols, and color coding is encouraged to ensure amenities are easy to find and 
understand for all users. 

2. No more than two options can be counted from the Open Space, Public Art, and Public Amenities may count towards a 
child-friendly bonus. To qualify for the child-friendly bonus, amenities must have the following:  

a. Adjacent or nearby public restroom facilities that are open at minimum for the same duration as the amenities. 
Restroom facilities must provide child changing stations (if providing restrooms by gender, changing tables must be 
provided in restrooms for all genders). 

b. Seating for parents and caregivers that is integrated to adjacent to the amenity provided, with the number of 
seats provided in scale with the occupancy load of the amenity space. 

3. Arts (or in lieu contribution): commit one percent of total construction costs to art viewable by the public from the 
public way. Total construction cost is the sum of all construction costs shown on all building permits associated with the 
development. In lieu of providing public art, a development using this bonus may contribute one percent of total 
construction costs to the Arts Activity Fund or other City fund having a similar purpose. Subject to RZC 21.22.  

4. Adult changing station example and features: 

 

Changing Station Example. Photo source: City Hospital, Nottingham University Hospitals, NHS Trust 

Table 21.12.600.D.5.b. Adult changing station requirements and recommendations 

Minimum requirements Recommended features 
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• Height adjustable, adult sized changing bench with lowest setting 
at 17 – 19 inches in height with, 

• Ceiling track hoist system,  
• Adequate space for the disabled person and up to two assistants,  
• Centrally located toilet with space both sides for assistants,  
• Large garbage can, and  
• Height adjustable sink/counter. 

• Wide paper roll for changing table 
• Privacy screen 

• Shower facilities are 
recommended for all fitness or 
active exercise amenity areas. 

 

 

E. Catalyst Projects.  

1. The intent of the catalyst category is to facilitate implementation of specific goals through either offering 
additional incentives for the first few projects or to have the number of points decreased over time (as specified 
in the table and notes below). Most catalyst projects require City approval.  

2. The points from this category may be used in combination with the five main categories or independently. For 
smaller projects that need only a few points, the catalyst category is recommended.  

Table 21.12.600.E. Catalysis Project Incentives. 
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Catalyst Project Incentive Options (optional - may be used in combination 
with main incentives or independently) 

TOTAL  
Outside 

TOD 
Focus 
Area 

TOTAL  
Inside 
TOD 

Focus 
Area Notes 

  Accelerated Implementation      1 

 Net Zero energy building 10 25  

C Four or more child-centered options (identify specific items that qualify; no 
more than two in parks/open space category) 50 75 2 

 
Affordable housing and/or supportive housing includes on-site support 
services provided for residents 20 40 10 

  Pilot/Limited Use - Expires after first, second, or third use as noted      

 Mass Timber Pilot Project  50 100 4 

 Hotel & Conference Center, full service  0 50 3,6,10 

 Cultural or Performance Center    4,6 
 2,500 - 4,999 sq  5 10  
 5,000 to 9,999 sq ft 5 15  
C 10,000 to 14,999 sq ft 5 20 10 
C 15,000 to 19,999 sq ft 0 25 10 
C 20,000 sq ft or larger 0 50 10 
C Community center or library (20,000 sq ft min.) 25 70 4,6,10 
C Aquatic center (20,000 sq ft min.)   3,6,10 
C All-weather, multi-sport turf fields (baseball, soccer, cricket, etc) 0 25 3,10 

 City Hall outpost agreement (min # sq ft)  0 50 3,6,10 
 Commercial kitchen, food court or similar uses allowing micro food and retail   0 50 5,10 

 Low or No residential parking (excludes ADA and bicycle parking)    

 No residential parking  0 10 4 

 Less than 0.3 parking per unit  0 5 4 
  Area-Wide Infrastructure/Environmental Projects       

 Watershed protection or enhancement  50 75 6,7 

 Regional Stormwater Management Facility  50 100 6,7 
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  Intercultural District contributing feature (points for each option)   
5 each, 
max 25 8 

 
Public art (mural, installation, etc.) that is representative of the diversity of 
Redmond  0 Varies 6 

 Architectural details or elements in prominent location (entryway, etc.)  0 Varies  

 Cultural facility (art studio, etc.) 0 Varies 9 

 Multi-lingual signage  0 Varies  
NOTES: 

1. Points for accelerated implementation options will sunset or be reduced over time.  

2. Where four or more child-friendly options are utilized and meet all requirements, the project will earn an additional 
bonus. No more than two options can be counted from the Open Space, Public Art, and Public Amenities listing in Table 
21.12.600.D.5. 

3. Option expires after first approved use of incentive. 

4. Option expires after second approved use of incentive. 

5. Option expires after third approved use of incentive. 

6. Requires approval from the City; additional installation requirements may apply.  

7. The City may require additional studies and/or may hire a consultant to evaluate proposal at cost of developer.  

8. Only available within the Overlake Intercultural District (see RZC 21.05). 

9. If facility is within the Overlake Intercultural District and qualifies for contributing feature and also qualifies under an Open 
Space, Public Art, and Public Amenities option in Table 21.12.600.D.5., the project may utilize both bonuses (bonus is 
additive).  

10. To qualify for this option, the facility must be designed with universal design features (checklist required at submittal) 
and must provide public restrooms with adult changing station (see note 3 from Table 21.12.600.D.5.). Aquatic facilities must 
include an ADA shower facility on-site – either integrated into an adult changing station or provided separately.  

11. Regional Stormwater Management Facility: Dedicate two to four acres of land to the City of Redmond for use as a regional 
stormwater management facility. Map 21.12.600.E., Overlake Village Feasible Stormwater Sites, indicates properties to which 
this provision applies. Additional sites may be added with additional study and approval by the Public Works Director. 

Map 21.12.600.E. Overlake Village Feasible Stormwater Sites 
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F. Development Agreement. 

1. Eligibility. 

a. Major projects not defined in the Catalyst category, as identified in an adopted plan. 

b. Proposals with a customized package of options that includes options that are not already identified 
and that includes significant public benefit.  

i. Any existing option included as part of a proposed package will earn points as indicated herein and 
will not be modified by agreement. 

ii. Proposed options must match or exceed public benefit that would be achieved by the adopted program. 

iii. Developer must include cost of options. 

iv. Points based on costs and City priorities will be determined based on methodology of adopted 
program. Cost per point and city priority points earned will not be modified by agreement. 

v. The City may hire a consultant to evaluate the proposal at the cost of the developer. 
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G. Bonuses Earned.

1. Thresholds for bonuses earned are discounted for the first five years after adoption to help facilitate the
transition to mass timber, tower developments, and accelerate implementation of the Redmond 2050 vision
established in the Redmond Comprehensive Plan. The maximum bonus is achievable at 200 points during this
initial phase but will be raised incrementally over time to no more than 400 points.

2. Outside the TOD Focus Area.

Bonuses earned outside the TOD Focus Area have the following threshold and maximums. Where points
earned are fractional, they shall be rounded to the nearest whole number to determine bonuses earned. 

Table 21.12.600.G.2 

Points Earned FAR 
Max Building Height 
OBAT 

(mixed-use / non-residential)
OUMF 

1 – 50 Per calculation 160 ft / 135 ft 100 ft 
51 – 100 Per calculation 175 ft / 150 ft 115 ft 
101 – 150 Per calculation 190 ft / 165 ft 130 ft 
151 – 200 Per calculation 210 ft / 180 ft 145 ft 
Over 200 points Max FAR of 9.5 230 ft / 200 ft 160 ft 

3.Inside the TOD Focus Area.

Table 21.12.600.G.3

Points Earned FAR Max Building 
Height Other Bonus Earned 

1 – 50 Per calculation 180 ft 
51 – 100 Per calculation 200 ft 

101 – 150 Per calculation 240 ft 
Projects earning over 100 points may combine 
the Transfer of development Rights Program 
with the Incentive Program. 

151 – 200 Per calculation 280 ft 

Over 200 points No FAR restrictions 300 ft 
If top floor is amenity space, may exceed 320 
ft by one additional story (see note 4 of Table 
21.12.500), not to exceed 30 stories. 

4. See Table 21.12.500 for additional regulations on FAR and building height.

H. Restrictions and Penalties. [RESERVED]
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DRAFT DATE: 05/27/25 – for adoption 

Exhibit 7: Chapter 21.13   
MARYMOOR VILLAGE REGULATIONS 

REPEAL AND REPLACE 

Sections: 
21.13.100  Marymoor Village Zones 
21.13.110  References 
21.13.150  Transition to New Standards  
21.13.200  Marymoor Village Development Regulations 
21.13.300  Marymoor Village Street Typology and Relationship to Buildings 

21.13.100 Marymoor Village Center Zones. 

A. Purpose. The Marymoor Village Center has been established as a countywide growth center pursuant to the

King County Countywide Planning Policies.

The purpose of the Marymoor Village Center (“Marymoor Village”) is to implement policy calling for a walkable 

subarea that develops in a way that leverages investment in light rail and supports Bear Creek, Lake Sammamish, 

Redmond’s drinking water aquifer, and other natural features. Shallow groundwater and lack of a stormwater 

outfall mean that stormwater must be infiltrated in this area. Regulations are intended to allow developers to 

work within the natural constraints of the land.  

Marymoor Village includes opportunities for living, employment, community gathering, education, and small-scale 

shopping, all enhanced by proximity to Marymoor Park. Regulations for this design district support business 

growth and adaptation, allow some general retail and service uses while encouraging the location and growth of 

businesses in primary industries, and take advantage of the planned light rail station for transit-oriented housing 

and employment. Marymoor Village is also an inclusive neighborhood with regulations that implement universal 

design and inclusive design to implement the Redmond Comprehensive Plan. 

The Marymoor Village zoning district regulations: 

1. Implement the vision and policies for the Marymoor Village Center and zoning districts as set
forth in the Redmond Comprehensive Plan;

2. Allow for densities that accommodate the jobs and housing growth allocations and that
maximize transit-oriented development potential;
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3.  Encourage a broad mix of medium-density uses and amenities in order to: achieve a vibrant, 
engaging center that is equitable, sustainable, and resilient; meet daily needs close to residential 
and office uses; enliven the area in the evening; and contribute to a sense of place; 

4.  Promote compact development forms that: 

a. Are pedestrian- and bicycle-friendly; 

b. Are conducive to and supportive of transit use and provide a variety of mobility options 
for community members of all ages and abilities; 

c. Provide for active pedestrian commercial uses and flex spaces on the ground floor along 
arterials while allowing residential uses on the ground floor of development along local and 
interior streets; 

d. Incorporates universal design and other inclusive design elements;  

5.   Allow additional building height, density, and other incentives to facilitate: 

a. Achieving sustainable, equitable transit-oriented development, with higher bonuses 
available for properties closer to the light rail stations;  

b. Provision of public and private infrastructure, green buildings, affordable housing, open 
space, and other city goals to implement the Redmond Comprehensive Plan; 

c. Achieving an inclusive neighborhood;  

6. Provide affordable housing options and accessible and universally-designed housing in the Center 
for community members with disabilities; and 

7. Encourage use of environmentally sustainable site design and building features; urban tree 
canopy management; enhanced use of landscaping to buffer and mitigate urban impacts such as 
heat, noise, and concentrated stormwater runoff; and provide places of refuge and rest. 

B. Zoning Districts.  

The Marymoor Village Center comprises Marymoor Core (MMC), Marymoor Edge (MME), and Marymoor 
Manufacturing (MMM). Some areas of the Center have citywide zones that are not Center specific: Urban 
Mixed-Use (UMU), Corridor Mixed-Use (CMU), and Neighborhood Multifamily (NMF). The regulations for 
these districts can be found in RZC 21.08.  

1. Marymoor Core (MMC). The purpose of the (MMC) zone is to provide transit-oriented services, 
entertainment, education, housing, and employment uses adjacent to and integrated with the 
planned light rail station and parking structure. This zone encourages non-residential uses closest 
to the station and also allows upper-story multifamily and ground-floor pedestrian-oriented uses. 
MMC features an active ground plane, accomplished through a well-designed public realm and a 
range of commercial uses that appeal to commuters, workers and residents alike. Connecting the 
station and Marymoor Park is critical in this zone. MMC allows more intense development than 
other Marymoor Village zones while working within the natural constraints of the land.   

2. Marymoor Edge (MME).  The purpose of the MME zone is to provide opportunities for 
community gathering, multifamily living, and locally oriented goods and services, enhanced by 
proximity to Marymoor Park, while supporting existing buildings and uses.  Ground-floor active 
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pedestrian-oriented uses interface with the interior streets as well as to Marymoor Park; building 
and open space orientation to the park makes it an active amenity for community members.  

3. Marymoor Manufacturing (MMM). The purpose of the MMM zone is to allow business to grow, 
adapt and change over time. This zone allows manufacturing and light industrial uses, including 
artisan manufacturing uses, along with other kinds of employment uses. It is connected to the light 
rail station area via NE 67th St. and NE 68th St. Employees at businesses in the MMM zone have 
easy access to recreation via the East Lake Sammamish Trail and to a variety of goods and services 
on the other side of the trail and housing opportunities in the surrounding zones. 

 

21.13.110 References 
• Use regulations for the Marymoor Village Center zones can be found in RZC 21.04.   
• For incentives available to properties outside of the Marymoor Center, see: 

o RZC 21.67, Green Building and Green Infrastructure Incentive Program (GBP) 
o RZC 21.20 Affordable Housing 
o RZC 21.55 Development Incentives 

• For information on how to measure various site requirements like height and setbacks, see RZC 
21.16, How to Measure Site Requirements. 

• See RZC 21.58 for Design Standards.  
• See RZC 21.70.095 for SEPA Infill exemptions 

 

21.13.150 Transition to New Standards 

A.  Purpose. The purpose of the land use transition strategy for the Marymoor Design District is to effect a 

transition from existing uses to land uses that are consistent with the subarea vision in a way that allows for the 

continued economic vitality of existing and future manufacturing uses and encourages the reasonable expansion, 

modification, and re-leasing of existing properties over their useful economic lives. The strategy is more fully 

described in the Community Development and Design chapter of the Redmond Comprehensive Plan. 

B.  Special notification requirements.  

1.  Purpose. The purpose of these requirements is to promote awareness among potential new 

residents of existing and potential manufacturing park and regional park uses when prospective 

residents are considering purchasing or leasing homes in the Marymoor Design District. 

2.  Applicability. Notification as described in this section shall be required when a site is developed with 

residential uses in the Marymoor Design District. 

3.  Requirements. Property owners shall, as a condition of land use entitlement, record a Notice of 

Manufacturing Park and Regional Park Uses against applicable properties, and all properties resulting from 

subdivision of applicable properties. Lessors shall, as part of residential lease disclosures, provide the same 

notice to prospective lessees prior to finalizing a lease agreement. The notice shall read as follows: 
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This property is within the Marymoor Center, formerly zoned Manufacturing Park and adjacent to a 
regional park. Activity may occur on or near this property that creates undesirable or detrimental 
impacts both day and night, including, but not limited to, noise, dust, light, and traffic. Uses on or near 
such property include various manufacturing, assembly, warehouse, entertainment, recreation and 
other activities. It is the City of Redmond’s policy to support existing and future manufacturing uses in 
the Marymoor Center as allowed in the Redmond Zoning Code and Redmond Municipal Code, and that 
the undesirable and/or detrimental impacts described above are allowed up to the legal limit. Nothing 
in the Redmond Municipal Code or Redmond Zoning Code shall be construed to require that legal 
existing or future uses abate activities that are consistent with the Municipal Code and Zoning Code.  

B. Projects Under Review.  

1. Applicability.  This section shall apply exclusively to the following permit application types within 
the Marymoor Village Center: 

a. Type II and III permit applications. 

b. Type V permit applications projects encompassing at least three acres that are subject to 
the MPD and development agreement requirements in RZC 21.76.070.P, provided that the 
Type V permit application includes a Site Plan Entitlement application to construct the 
project in one phase.  

2. At the discretion of the applicant, the above permit applications that are under review as of June 
28, 2025 may continue to be reviewed under the RZC as it existed as of June 27, 2025. For the 
purpose of this section, “under review” means having received a determination of completeness. 

3. To continue to advance projects reviewed under the RZC as it existed on June 27, 2025, 
applicants must notify the Administrator of this preference in writing by July 28, 2025. In addition, 
applicants must: 

a. Meet all application review and decision time frames required of the applicant pursuant 
to RZC 21.76.040.D; and 

b. Submit complete building permit applications for all proposed new buildings by June 27, 
2027. 

An application shall be considered void and deemed withdrawn if the milestones in (a) or (b) above 
are not met and the project will be required to comply with Redmond Zoning Code regulations in 
effect at the time of the approval. 

4. This section applies only to Redmond Zoning Code regulations (Redmond Municipal Code Title 
21) and not to21 any regulation outside of the Redmond Zoning Code. 

5. Expiration of Project Review Flexibility. This section automatically expires on June 27, 2027.   

B. Development agreements may not be used to vest projects to regulations in place before June 28, 2025, 
or to extend the vesting provided in this section. 
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21.13.200 Marymoor Village Development Regulations 
A.  All legal lots are allowed the greater of either the maximum allowed floor area ratio (FAR) or 10,000 
square feet of buildings provided all other applicable site requirements are met. 

B.  Each zone has a minimum FAR; the minimum FAR is the minimum required FAR for a development 
proposal requiring a land use permit, excluding administrative modifications. In no case shall proposed FAR 
exceed the maximum combined FAR. 

C. Master Plans are required for all developments encompassing at least three acres and are optional for 
sites under three acres. 

D. The following table contains the basic zoning regulations that apply to development within the 
Marymoor Core (MMC), Marymoor Edge (MME), and Marymoor Manufacturing (MMM) zoning districts.   

Table 21.13.200.D  
Marymoor Village Development Standards 

Development 
Standards 

Marymoor Village Districts 
Notes 

MMC MME MMM 

Min. FAR 1.5 1.5 0.5  

Max. FAR 
(no incentives /  
with incentives) 

3.0 /  
8.0 1 

2.54 /  
8.0 1 

1.4 /  
2.0 1 

See 21.55 for incentive adjustments to FAR 

Max. Height  
(no incentives /  
with incentives) 
 

45 ft /  
144 ft 2 

38 ft / 
144 ft 2 

38 ft /  
45 ft 2 

• See RZC 21.55 for incentive adjustments to 
building height. 

• See RZC 21.13.310.E. Upper story step-backs 
and 21.58.5200 Tower standards for additional 
regulations for building heights and 
floorplates. 

• Development above 6 stories do not qualify for 
the Marymoor Village Infill Exemption (see RZC 
21.70.095). 

Ground Floor Ceiling 
Height (min.) in TOD 
Focus Area 

16 ft  3,4 16 ft 3,4 16 ft 3,4 
• Applicable to non-residential and mixed-use 

projects. 
• See RZC 21.13.310.D Ground floor uses.  

Max. Impervious 
Surface 75% 5 70% 5 70% 5  

Min. land dedication 
for stormwater 
infiltration 

7% 7% 7% 
 

Max. Lot Coverage 70% 65% 55%  
 

NOTES: 

1. FAR may be calculated for the entire project then distributed across the site throughout multiple buildings and 
phases provided the maximum FAR is not exceeded. Where publicly accessible open space and amenities are provided 
on upper stories or rooftop, and spaces meet all requirements of RZC 21.36.200, the FAR for those spaces may be 
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excluded from max FAR calculations when spaces include access to adjacent outdoor spaces designed per RZC 21.36 
Design Criteria.  

2. Properties in the CARA.  

a. In the Critical Aquifer Recharge Area (CARA), construction methods for building foundation support will be 
limited to types that can be constructed to meet temporary construction dewatering (TCD) requirements of 
RMC 13.25.  

b. Where underground parking is not possible due to RMC 13.25 TCD limitations, the maximum building 
height may be exceeded by up to 12 feet if all the following criteria are met:  

i. the additional height is the result of building a maximum of one level of additional above-grade 
parking; and  

ii. proposed parking added by the additional height shall not exceed the maximum fully dedicated 
parking ratios in RZC 21.40; and 

iii. the additional height on street frontages meets a 20-ft step-back to limit impacts to the 
pedestrian realm.  

3. Exemptions from ground floor ceiling height requirements:  

a. Buildings that do not contain non-residential uses, and  

b. Buildings where 100% of residential units are Affordable Housing units meeting the affordability threshold 
of RZC 21.20, and  

c. Where buildings that are interior to the lot and not adjacent to a public parking garage, an urban pathway 
or other pedestrian-oriented sidewalks or pathways.  

4. A minimum of 50% of the first-floor non-residential space must meet the minimum ceiling height of 16 feet.  

a. Where first floor ceiling height varies, the tallest ceiling heights shall be provided on street frontage, spaces 
fronting urban pathways and/or mid-block connections, and in parking garage loading/unloading and waste 
pickup areas.  

b. For portions of the building that have a first-floor ceiling height greater than 10 ft to meet minimum 
ground-floor ceiling height requirements, the additional ground floor ceiling height may increase the 
maximum building height. For example, if first floor is 20 ft, the maximum building height increases by 10 feet 
(16 - 10 = 6 ft increase in max building height).  

5. Other regulations will impact the impervious surface area and may result in less than the maximum impervious area.  
These include but are not limited to critical areas requirements, open space and landscaping requirements, parking, 
mid-block connections, utility easements, and stormwater management. 

 

21.13.300 Marymoor Village Street Typology and Relationship to Buildings 
A. Access and Circulation.  

1.  RZC Appendix 8A describes typical mid-block street and pathway cross section requirements for 
streets in the Marymoor Subarea. The widths and existence of cross section components may vary 
at intersections, as determined by the Technical Committee. 

2.  The Technical Committee shall review and approve each component of the street cross section 
on a project-by-project basis and has the authority to alter street cross section widths and uses, 
including utility locations. 

3.  Intersection design shall be based upon the Pedestrian System Plan, and Bicycle System Plan, 
and Design Guidance chapters of the Transportation Master Plan; the Bicycle Facilities Design 
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Manual; the City’s Construction Specifications and Design Standards for Streets and Access; and any 
corridor study adopted by the City Council for the street(s) in question. 

4.  Provisions of medians and left turn lane access shall be determined on a project-by-project 
basis, based on traffic speeds, volumes and collision history, and using recognized engineering 
standards, such as those published by AASHTO, ITE, or other recognized authority. 

5.  Utilities, such as power, telephone, and cable, shall be placed under the sidewalk. 

B. Map 21.13.310.B shows which block faces permit vehicle access. Where vehicle access is shown as 
“limited,” vehicle driveways shall be permitted only if the City determines that no other vehicle access is 
feasible or for traffic circulation purposes. Where vehicle access is shown as “prohibited,” vehicle access is 
limited to emergency response only. Unless otherwise indicated, primary vehicle access shall be from 
lowest-classification street (see RZC 21.52.030.E).  
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Map 21.13.310.B Street Typologies and Vehicle Access 

  
 

Typology Access and Design Priorities 

  Type I  
 Urban Core 

Vehicle access permitted; primary truck route for businesses and main 
transit and bicycle circulation routes. Public right-of-way. 

 Type II  
 Urban Mixed 

Vehicle access permitted; designed for pedestrian, bicycles, and 
vehicles. Public right-of-way. 

 Type III  
 Shared Street 

Vehicle access limited; primary access to parking garages, and designed 
for pedestrian and vehicles with features that would allow for 
occasional closures to vehicles for events. May be public right-of-way or 
private with easements. 

 Type IV  
 Limited Access  

Vehicle access limited; pedestrian prioritization (parking garage access, 
fire, sanitation, or loading/unloading allowed access). May be public 
right-of-way or private with easements.  

  Mid-Block Passage  
 / Paseo 

Vehicle access prohibited except for First Responders. Typically private 
with access easement.  

 
See Appendix 8A for street cross-sections. Please note exact locations of street alignment and locations for mid-block 
passages will be reviewed and confirmed at project submittal.   
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Table 21.13.310.B. Access and Circulation 

NONMOTORIZED 

ACCESS 
MMC MME MMM 

Primary Access Primary access shall be provided along all block faces 
requiring or encouraging ground-floor pedestrian-supportive 
uses. 

Primary access shall be 
from building front. 

Secondary Access Secondary access is permitted from other block faces and the 
Marymoor Park perimeter path. 

Secondary access shall be 
provided from any Type 1 
street. 

Ground Floor 
Residential 

Only allowed when facing 
interior of development 
(not facing a Type I, II, or III 
street) unless otherwise 
shown on Map 
21.13.310.D. 

Ground-oriented residential 
units facing a street or pathway 
shall have individual entries. 

N/A 

Access to the 
Marymoor Park 

Access to the Marymoor Park perimeter path shall be provided at the end of Type III and 
Type IV streets abutting Marymoor Park. 

Access to the East 
Lake Sammamish 
Trail 

Access to the East Lake Sammamish Trail shall be provided along block faces abutting the 
trail. Requirement may be waived if access not granted by County (must show County 
review and denial).  

Parking Garage 
Standards 

See RZC 21.58.5310 Parking Design. 

  

 

C. Building and Street Relationships 

Table 21.36.310.C below sets standards that contribute to an attractive public realm. 
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Table 21.13.310.C. Building Placement 

 

 MMC MMM MME 

Build-to lines 
and setbacks 
1,2 

🅐🅐 and 🅑🅑 
• Build-to line (BTL): 0 ft 
• BTL defined by facade on 
pedestrian-supportive 
block faces: min. 80% 
• BTL defined by facade on 
other block faces: min. 50% 

🅒🅒 and 🅓🅓 
Min. setback: 0 ft. 
Park setback: min. 5 ft from 
back of perimeter path 
shoulder  

🅐🅐 
Min. setback: 30 ft 

🅑🅑 , 🅒🅒 , 🅓🅓 
Min. setbacks: 10 ft 
NE 68th St: 
• BTL: 0 ft 
• BTL defined by facade: 50% 
Park setback: min. 5 ft from 
back of perimeter path 
shoulder 

🅐🅐 
•Facade zone: 5-15 ft 
• Min facade within zone: 50% 
• Buildings fronting NE 65th St shall 
measure setback from back of landscape 
strip 

🅑🅑 
Facade zone: 5-15 ft 
Min facade within zone: 50% 

🅒🅒 
Min. setback: 5 ft; no minimum if 
abutting uses are both residential or 
both non-residential 

🅓🅓 
Min. setback: 10 ft 
Alley setback: 4 ft minimum 
Park 
• Facade zone: 15-25 ft from back of 
perimeter path shoulder 
 
• Min facade within zone: 50% (assumes 
12-ft shared-use path along park edge)  
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D.  Ground floor uses.  

The map below shows which block faces require or encourage ground floor pedestrian-oriented uses. Where 
not specified, pedestrian-oriented uses are permitted provided they are listed in the allowed uses table for 
the zone.  

Figure 21.13.310.D. Pedestrian-Oriented Block Faces 

 
 
 

1.  Where pedestrian-oriented ground floor uses are required as shown in Figure 21.13.310.D the 
following requirements must be met in addition to the design requirements found in RZC Article III, 
Design Standards. 

a. A minimum of 50 percent of the linear sidewalk-level facade shall be occupied by 
pedestrian-oriented uses and must be continuous. 
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b. Up to 50 percent of the linear sidewalk-level frontage may be designed to accommodate 
future conversion to pedestrian-oriented uses. Any uses other than residential may be 
permitted until conversion of the space. 

c. Active Retail Uses open to the public are required where shown in Figure 21.13.210.D 
and incentivized at podium top adjacent to Marymoor Park (see incentives in RZC 21.55).  

d. Where active retail uses are encouraged, they shall be designed at a maximum of 6 inches 
above sidewalk grade with zero step access and entryways provided.  

2. Where pedestrian-oriented (non-residential) ground floor uses are encouraged, 100 percent of 
the linear sidewalk-level facade shall be designed to accommodate future conversion to pedestrian-
oriented uses.  

a. Residential and Live-Work uses are permitted up to a maximum of 50 percent of the 
linear block length except on corners and where active use retail is required. 

b. In locations where ground floor residential uses are permitted, the units shall be set back 
a minimum of ten feet from the sidewalk edge. The Administrator may consider alternative 
design solutions that retain resident privacy while enhancing the pedestrian environment 
on the sidewalk.  

c. First floor residential units designed to be fully ADA accessible or meet the Visitability 
Checklist are encouraged (see incentives in RZC 21.55).  

E.  Upper-Story Stepbacks Adjacent to Marymoor Park.  

1. Purpose. All building faces facing a street or path shall integrate upper-story building step backs 
to reduce the perceived scale of building facades, increase the amount of light and air to adjacent 
streets and paths, promote modulation of building facades that adds variety and provides visual 
interest, encourage the integration of courtyards and open space; and allow for flexibility in the 
design of buildings. 

2. Building stepbacks shall be provided per the standards in Figure 21.13.310.E. and RZC Article III.  

3.  Calculations for determining compliance with these standards shall consider the development's 
first 30 feet of depth along streets and paths. 

4.  Portions of building may project beyond the average stepback provided the block frontage as a 
whole complies with the minimum average. 

5. Podium and tower standards apply per RZC 21.58.   
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Figure 21.13.310.E. Marymoor Upper-Story Stepbacks Adjacent to Marymoor Park 

 
 

Where indicated on the map above, buildings must comply with the following standards: 
 

• A 20-ft building stepback is required at 3rd or 4th floor where indicated in Figure 21.13.310.E. 
Podium-top publicly accessible amenity spaces (PEAS) with direct access to the ground level 
without requiring access through the interior of the building are encouraged to provide 
connection to Marymoor Park and trail system. See incentive provision in RZC 21.55 and PEAS 
standards in RZC 21.36.200.   

 
• No structure above 35 ft in height within 40 ft of property line except as allowed in RZC 

21.16.200.A.3 and RZC Article III. 
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DRAFT Date: 05/27/25 – for adoption 

Exhibit 8: Chapter 21.14 

COMMERCIAL REGULATIONS

Sections: 

21.14.010 Neighborhood Commercial 1 (NC-1). [REPEALED] 
21.14.015 Neighborhood Commercial 2 (NC-2). [REPEALED] 
21.14.020 General Commercial. [REPEALED] 
21.14.030 Business Park.  
21.14.040 Manufacturing Park.  
21.14.050 Industry.  
21.14.060 Reserved. 
21.14.070 Bear Creek Design District. [REPEALED] 
21.14.080 Northwest Design District. [REPEALED] 

21.14.030 Business Park. 

A. Purpose. The purpose of the Business Park (BP) zone is to provide business and manufacturing
employment opportunities that complement commercial activities that are typically found in the
Downtown, involve limited outdoor storage, and include a high level of amenities. The Business Park
zone provides areas to locate research and development, software development, advanced technology
industries, wholesale businesses, manufacturing businesses with largely indoor operations, offices
associated with these uses, and uses that require large floor plates such as major medical facilities.
Compatible uses that directly support surrounding business park uses, such as restaurants, fitness
centers, and cannabis retail sales, are allowed. Mixed-use development is also allowed. This zone is not
intended for uses that primarily serve the general public.

The following table is specific to this zone and provides references for each of the major topics that are 

regulated throughout the code. The individual topics provide function as connection or linkage to the 

chapters and sections of the Redmond Zoning Code that apply to development within this zone. 

Business Park – Regulations Table 
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Land and Structure 

 

Transportation 

 

Environment 

 

Community 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Floor Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscaping Historical and 
Archeological 
Resources 

Review 
Procedures 

Development 
Fees 

Transfer 
Development 
Rights Program 
(TDR) 

Special 
Regulations 

Height Signs Transportation 
Standards 

Trees Design 
Standards 

Permits Doing Business Green Building 
Incentive 
Program (GBP) 

Public View 
Corridors and 
Gateways 

Density Outdoor 
Storage, 
Display 
and 
Enclosure
s 

 Environmental 
Regulations 

Affordable 
Housing 

Development 
Services 

 General 
Incentive 
Information 

Transition 
Overlay Areas 

Imperviou
s Surface 

Lighting  Open Space Neighborhood    Wireless 
Communicatio
n Facilities 

Setbacks Hazardou
s Liquid 
Pipelines 

       

 

B.  Maximum Development Yield.  

Table 21.14.030A 
Maximum Development Yield 

 Base 

Residential 
Bonuses 

Available, 
and 

Quantity 

Maximu
m Illustrations 

Floor 
area 
ratio 
(FAR) 

1.13 
0.45 

TDRs or 
GBP: 0.87 
0.55 

2.00 
1.00 

Example of a 45-foot 4-story 
building with FAR = 0.45 

 

Example of a 60-foot 6-story 
building with FAR = 1.0 2.00 

 

 

Heigh
t 

4 storie
s 
45 feet 

TDRs or 
GBP: 1 
story 15 
feet 
Mixed-use 
residential
: 1 story 

6 stories 
60 feet 

 

C.  Regulations Common to All Uses.  
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Table 21.14.030B 
Regulations Common to All Uses in Business Park Zone 

 Regulation Standard Exceptions 

Minimum 

Tract Area (acres) 1.5 

Regulation does not apply to: 

A. Unoccupied accessory utility facilities, or 

B. Building pad sites where the pad site and the property 
leased for parking, landscaping, or other purposes exceed 
the minimum tract area. 

Lot Frontage (feet) 30  

Front and Street 
Setbacks (feet) 30 A. Side and rear setback distances may be modified to 

permit zero side and rear setbacks to accommodate joint 
wall construction and clustering of buildings. 

B. Front setbacks may be modified from private streets 
and access corridors, provided front setbacks are 
maintained from all public streets. 

C. Fences, landscaping, flagpoles, street furniture, transit 
shelters and slope stability structures are permitted in 
setback areas, provided that all other requirements are 
met; no other structures, and no accessory structures are 
permitted in setback areas. 

D. Setbacks from Willows Road north of NE 95th Street 
shall average 100 feet and in no instance be less than 75 
feet. This setback shall also apply to parking areas. 

E. Setbacks may be reduced by 50 percent if located 
adjacent to a nonresidential zone and reduced by 25 
percent if located adjacent to a residential zone through 
RZC 21.67, Green Building and Green Infrastructure 
Incentive Program (GBP), except as required along 
Willows Road north of NE 95th Street, as provided above. 

Rear Setbacks (feet) 20 

Side Setbacks (feet) 40 

Landscaping 20 percent  

Maximum 

Impervious surface 
area 75 percent Limited to 60 percent in the Willows/Rose Hill 

Neighborhood north of NE 95th Street. 

Height 

45 feet without 
TDR’s or GBP 
60 feet with TDR’s 
or GBP Varies 

Maximum height in shoreline area is 35 feet. This height 
limit is restricted to that portion of the building physically 
located within the shoreline jurisdiction. This height 
restriction does not apply to rock crushing equipment, 
asphalt and concrete batch plants, silos and other related 
equipment necessitated to meet environmental controls 
and structures housing manufacturing facilities which 
require more clear space than by a 35-foot height limit. 
The maximum height limit for these features shall be 90 
feet. The maximum height of structures, including 
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Table 21.14.030B 
Regulations Common to All Uses in Business Park Zone 

 Regulation Standard Exceptions 

bridges, that support a regional light rail transit system 
may be higher than 35 feet but shall be no higher than is 
reasonably necessary to address the engineering, 
operational, environmental, and regulatory issues at the 
location of the structure. (SMP) 

FAR (Floor Area 
Ratio) 

0.45 without 
TDR’s or GBP 
1.0 with TDR’s or 
GBP 
Varies 

A. In mixed-use structures, maximum FAR for 
residential uses and for other uses is additive (i.e., 
up to 1.13 without TDRs or GBP and up to 2.00 with 
TDRs or GBP). 
B. All legal lots are entitled to 10,000 square feet gfa 
without the use of TDRs provided that other site 
requirements can be met. 

 Drive-through n/a 
Drive-through facilities are prohibited except where 

expressly permitted elsewhere in this section. 

 Critical aquifer 
recharge areas  

Some land uses and activities are prohibited in Critical 
Aquifer Recharge Areas I and II. Refer to RZC 21.64.050.C, 
Prohibited Land Uses and Activities in Critical Aquifer 
Recharge Areas I and II, for more information. 

 

D.  General Allowed Uses and Cross-References. The following tables provide references for each of the 
allowed use classes for the zone. References are provided for assistance in associating the current use 
classes with the use classes and associated definitions that were in effect prior to December 31, 2021. 
Additional references assist in generally aligning use classes with the Redmond Building Code, Institute 
of Transportation Engineers (ITE) Trip Generation Manual, and the City’s business licensing system. 
Additional information specific to the intended use may be necessary. 

Uses that are not listed below nor within the associated definition of the individual use category or class 

shall be classified by the Code Administrator for applicability based on the purpose and intent of the 

zone within which the use is proposed. 

Table 21.14.030.1. General Allowed Uses and Cross-References in BP Zone (Residential) 

Use Permissions: P – Permitted; L – Limited; C – Conditional; N – Not Permitted 
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Residential Use 
Category 

Residential Use 
Class 

Former Use 
Classification 
(Prior to Dec. 31, 
2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip 
Generation 
Manual Land Use 
Code 

Medium density 
residential 

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200 – 299 

 

Table 21.14.030.2. General Allowed Uses and Cross-References in BP Zone (Nonresidential) 

Use Permissions: P – Permitted; L – Limited; C – Conditional; N – Not Permitted 

Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

Retail sales Automobile sales, 
service, or rental 
establishment; heavy 
consumer goods sales 
or service; durable 
consumer goods sales 
or service; 
convenience use 

L, C M 800 – 899 

1. Is limited to 
automobile sales, 
service, or rental 
establishment; heavy 
consumer goods sales 
or service; durable 
consumer goods sales 
or service; 
convenience use. 
2. If automobile sales, 
service, or rental 
establishments, then 
is limited to gasoline 
service only. 
3. If heavy consumer 
goods, sales, or 
service, or if durable 
consumer goods, 
sales, or service, then 
is limited to rental and 
repair of goods only. 
4. Supermarkets are 
prohibited. 

 L, N   

Business and service Finance and 
insurance; personal 
services; professional 
services; 
administrative 

L B 700 – 799, 900 – 999, 
600 – 699 
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Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

services; services to 
buildings or dwellings 

1. Is limited to uses 
that primarily serve 
business clients. 

 L   

Food and beverage Full-service 
restaurant; cafeteria 
or limited service 
restaurant; bar or 
drinking place 

L A 900 – 999 

Manufacturing and 
wholesale trade 

Manufacturing and 
wholesale trade 

L   

Rail transportation Rail transportation P   

Road, ground 
passenger, and transit 
transportation 

Road, ground 
passenger, and transit 
transportation 

P   

Rapid charging station Rapid charging station L   

Battery exchange 
station 

Battery exchange 
station 

L   

Courier and 
messenger services 

Courier and 
messenger services 

P   

Heliport facility Heliport facility C   

Automobile parking 
facility 

Automobile parking 
facility 

L S-2  

Excluding the 
following that are not 
permitted uses; 
1. Storage of 
impounded, 
abandoned, or 
damaged vehicles. 

 N   

Communications and 
information 

Communications and 
information 

P   

Wireless 
communication 
facilities 

Wireless 
communication 
facilities 

P   

Regional utilities Regional utilities P   

Local utilities Local utilities P   
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Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

Incidental hazardous 
waste treatment and 
storage 

Incidental hazardous 
waste treatment and 
storage 

L   

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400 – 499 

Arts, entertainment, 
recreation, and 
assembly 

Amusement, sports, or 
recreation 
establishment 

L A 400 – 499, 500 – 599 

1. Is limited to athletic 
club or fitness center 
only. 

 L   

Adult entertainment 
facilities 

Adult entertainment 
facilities 

C A 400 – 499 

Educational Grade schools; 
colleges and 
universities; technical, 
trade, and other 
specialty schools 

C E 500 – 599 

Secure community 
transition facility 

Secure community 
transition facility 

P   

Institutional health 
and human services 

Ambulatory and 
outpatient care 
services 

L I 600 – 699 

1. Is limited to medical 
diagnostic and short-
term treatment 
facilities where 
treatment lasts less 
than 24 hours only. 

 L   

Day care center Day care center L E 500 – 599 

Construction-related 
businesses 

Construction-related 
businesses 

L B  

Water enjoyment use Water enjoyment use L   

 

E.  Allowed Uses and Basic Development Standards. The following table contains the basic zoning 
regulations that apply to uses in the Business Park (BP) zone. To use the chart, read down the left-hand 
column titled “Use.” When you have located the use that interests you, read across to find regulations 
that apply to that use. Uses are permitted unless otherwise specified in the Special Regulations column. 
Permitted uses may require land use permit approval. See RZC 21.76.020, Overview of the Development 
Process, for more information. 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height 
(Stories) FAR 

w/o TDR 
or GBP; 
w/TDR 
or GBP 

w/o 
TDR or 
GBP; 

w/TDR 
or GBP 

Residential1 

1 
Mixed-use residential 

structure 

5; 

6 

0.68; 

1.0  

General Sales or Services 

2 Retail sales 4; 
5 

0.45; 
1.0 

A. Conditional use permit required. See RZC 21.76.070.K, 
Conditional Use Permit. 
B. Not permitted north of NE 90th Street and west of Willows 
Road. 

3 Business and service 
4; 
5 

0.45; 
1.0 

Finance and insurance, convenience use, and personal services 
uses: 
A. Permitted in Willows/Rose Hill Neighborhood north of NE 95th 
Street only. 
B. Must be closed a minimum of four hours in any 24-hour 
period. 
C. Minimum size per tenant space is 1,000 sq. ft. gfa. 
D. Maximum size per tenant space is 20,000 sq. ft. gfa. 
E. Shall be secondary use in multi-tenant building; shall not be 
located in separate building containing only convenience uses. 
F. Bicycle parking shall be provided on site. 
G. The Technical Committee may increase the maximum parking 
ratio to 4.0 per 1,000 sq. ft. gfa if the applicant demonstrates 
that an increase is warranted based on factors, such as the 
availability of nearby shared parking, opportunities for 
pedestrian access, parking demands for specific uses, and 
expected peak-hour parking demands. 

4 Food and beverage A. Shall be located in multi-tenant building or a single building in 
a multibuilding, multi-tenant complex. 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height 
(Stories) FAR 

w/o TDR 
or GBP; 
w/TDR 
or GBP 

w/o 
TDR or 
GBP; 

w/TDR 
or GBP 

B. Fifty-person capacity, except when associated with 
manufacture of food or kindred products. In that case, maximum 
is 100 persons or 25 percent of combined gross floor area, 
whichever is less. 
C. Hours of operation limited to 6 a.m. – 10 p.m. 

5 Cannabis retail sales 4; 
5 

0.45; 
1.0 

A. See RZC Chapter 21.41, Cannabis-Related Uses, for additional 
requirements. 

Manufacturing and Wholesale Trade 

6 Manufacturing and 
wholesale trade 

4; 
5 

0.45; 
1.0 

A. At least 75 percent of business activity by area must be 
conducted indoors, including storage of materials used in 
business activity. 
B. Retail sales of goods manufactured on the premises, or 
accessory or secondary to the primary manufacturing and 
wholesale trade use, are permitted. Area devoted to retail sales 
shall not exceed the lesser of ten percent of combined gross 
floor area or 1,000 square feet. 

Transportation, Communication, Information, and Utilities 

7 Rail transportation 

4; 
5 

0.45; 
1.0 

 
8 

Road, ground 
passenger, and 
transit transportation 

9 Rapid charging 
station 

Shall not be located on a parcel that abuts a residential zone, 
RZC 21.04.030, Comprehensive Allowed Uses Chart. 

10 Battery exchange 
station 

Shall not be located on a parcel that abuts a residential zone. 

11 Courier and 
messenger services 4; 

5 
0.45; 
1.0 

 

12 Heliport facility Conditional use permit required. See RZC 21.76.070.K, 
Conditional Use Permit. 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height 
(Stories) FAR 

w/o TDR 
or GBP; 
w/TDR 
or GBP 

w/o 
TDR or 
GBP; 

w/TDR 
or GBP 

13 Automobile parking 
facility 

 

14 Communications and 
information 

   

15 
Wireless 
communication 
facilities 

  See RZC Chapter 21.56, Wireless Communication Facilities, for 
specific development requirements. 

16 Regional utilities 

  

 
17 Local utilities 

18 
Incidental hazardous 
waste treatment and 
storage 

A. Measures shall be taken in the construction of structures, 
design of storage areas, and design of delivery areas to prevent 
release of materials, including those resulting from a “worst 
case” accident and including consideration of large storms where 
areas are not covered. 
B. Hazardous materials shall not cause fumes, unpleasant odors, 
or harm to others in the course of normal handling. This shall not 
preclude the handling of materials with the use of approved 
filters, hoods, scrubbers, or other methods of removing odors or 
harm. 
C. Storage limited to amount necessary for proper function of 
business, not to exceed quantities permitted by the Redmond 
Fire Department; excess stockpiling prohibited. 
D. Outdoor storage requires Technical Committee approval, and 
shall be confined to outbuildings, sheds, and other structures 
where leakage confinement or spill treatment can be reasonably 
handled and where exposure to the elements does not increase 
the possibility of a spill incident. 

Arts, Entertainment, and Recreation 

19 Natural and other 
recreational parks 

4; 
5 

0.45; 
1.0  
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height 
(Stories) FAR 

w/o TDR 
or GBP; 
w/TDR 
or GBP 

w/o 
TDR or 
GBP; 

w/TDR 
or GBP 

20 
Arts, entertainment, 
recreation, and 
assembly 

A. Maximum size is 30,000 sq. ft. gfa in Willows/Rose Hill 
Neighborhood north of NE 95th Street. 

21 Adult entertainment 
facilities 

A. Conditional use permit required. See RZC 21.76.070.K, 
Conditional Use Permit. 
B. See RZC Chapter 21.18, Adult Entertainment Facilities. 

22 Educational 

4; 
5 

0.45; 
1.0 

Conditional use permit required if capacity is greater than 150 
full-time students. See RZC 21.76.070.K, Conditional Use Permit. 

23 Secure community 
transition facility See RZC 21.76.070.M, Essential Public Facilities. 

24 Institutional health and 
human services 

A. Only permitted in the Southeast Redmond neighborhood 
north of Union Hill Road. 

25 Day care center 

A. Play equipment shall be located no less than ten feet from any 
property line. 
B. Shall not be located closer than 300 feet from existing day 
care operation in a residential zone. 

Construction-Related Businesses 

26 Construction-related 
businesses 

4; 
5 

0.45; 
1.0 Office uses only. 

Other 

27 Water enjoyment use 45 ft.; 
45 ft. 

0.45; 
1.0 

Allowed only in the shoreline jurisdiction of Bear Creek, 
downstream of Avondale Road on Union Hill Road, Redmond 
Way or SR 520, and the shoreline jurisdiction of the Sammamish 
River at NE 85th Street and NE 90th Street. (SMP) 

28 Kiosk 

1; 
1  

A. Limited to uses associated with water enjoyment within the 
shoreline jurisdictions of Bear Creek and the Sammamish River. 
B. Shall not locate in required parking, landscaping, or drive aisle 
area, or any area that would impede emergency access. 
C. Shall not reduce or interfere with functional use of walkway or 
plaza to below standards of Americans with Disabilities Act. 

29 Vending cart 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height 
(Stories) FAR 

w/o TDR 
or GBP; 
w/TDR 
or GBP 

w/o 
TDR or 
GBP; 

w/TDR 
or GBP 

D. Structures shall be secured to prevent tipping and 
endangering public safety. 
E. Maximum size is six feet wide by ten feet long. 
F. Administrative design review required for structures. 

30 Drive-up stand 

A. Limited to uses associated with water enjoyment within the 
shoreline jurisdictions of Bear Creek and the Sammamish River. 
B. Shall not locate in required parking, landscaping, or drive aisle 
area, or any area that would impede emergency access. 
C. Shall not reduce or interfere with functional use of walkway or 
plaza to below standards of Americans with Disabilities Act. 
D. Structures shall be secured to prevent tipping and 
endangering public safety. 
E. Maximum size is six feet wide by ten feet long. 
F. Administrative design review required for structures. 
G. Must submit circulation plan addressing queuing. 

Notes:   

1 Permanent supportive housing, as defined under RCW 36.70A.030, and transitional housing, as defined 

under RCW Chapter 84.36, are allowed in all land use districts where residential dwellings and/or hotel 

uses are allowed, subject to RZC 21.57.010, Permanent Supportive Housing, Transitional Housing, and 

Emergency Housing. 

 

F D.  Supplemental Standards in Willows/Rose Hill Neighborhood.  

1.  Purpose. The purpose of this section is to implement Willows/Rose Hill Neighborhood vision and policies 
and to retain the following features of the Willows Business Park Corridor: 

a.  Important natural features of the hillside corridor; 

b.  A pastoral and parkway appearance; 
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c.  Visual compatibility between buildings and the forested hills and open pastures of the Willows 
Corridor; 

d.  Developments separated from each other with areas of open space. 

e.  High-quality site and building design; and 

f.  Visual buffering of nearby residential uses from development along the Willows Corridor. 

2.  Applicability. These regulations apply to properties zoned Business Park in the Willows/Rose Hill 
Neighborhood that are located north of NE 95th Street. 

3.  Design Standards.  

a.  Requirements.  

i.  Parking shall be screened by buildings or trees from Willows Road. 

ii.  Structures shall be screened by topography, trees, or other measures to visually buffer the 
development from nearby residential uses to the west. 

iii.  Drive-through windows permitted only in multi-tenant buildings and shall be designed 
to prevent interference with pedestrian access, driveway access to surrounding 
development, and traffic flow on adjacent streets. Repealed. 
iv.  Convenience uses should be located to minimize walking distance between them and to enable 
the convenience use to serve as a gathering and meeting place for employees in the BP zone. 

v.  Convenience uses shall be located to encourage employee access by walking or bicycling. 

vi.  Developments should be separated from one another and from Willows Road. Forested gullies, 
wetlands, old pastures and treed areas are the preferred means of separating uses. The separation 
areas may include trails, open recreation areas, and natural-looking stormwater ponds. 

vii.  Open space, critical areas and treed areas should be connected to existing or projected open 
space on adjoining properties to provide for a continuous band of open space across the hillside. 

4.  Tree Preservation.  

a.  No more than 35 percent of the significant trees on any property may be removed without approval 
of a planting plan that provides improved wildlife habitat and provides for the replacement of more 
healthy trees than are removed. 

G.  Cross-references. For information on how to measure various site requirements like height and 

setbacks, see RZC 21.16.020, How To Measure Site Requirements. See RZC 21.16.030, Other Applicable 

Regulations, for information on other standards that may apply to you. 

 

21.14.040 Manufacturing Park. 

A.  Purpose. The purpose of the Manufacturing Park (MP) zone is to provide locations for existing and future 
manufacturing and industrial uses, particularly those that require significant areas for storage of materials and 
equipment (both indoors and outdoors), and that are better suited for locations outside of Downtown and 
Overlake due to site requirements, noise impacts, transportation needs, or other considerations. The intent of the 
Manufacturing Park zone is to allow manufacturing, research and development, light industry, wholesale, assembly 
and distribution businesses, and essential public facilities. Office and other secondary uses are limited to those that 
support these primary uses. Other uses such as day care centers, retail vehicle fuel sales, and technical colleges 
may be considered. Residential uses, except for secure community transition facilities, are not allowed. A broader 
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range of commercial uses are allowed within the Manufacturing Park Overlay in SE Redmond as shown in RZC 
21.05.400 on Map 4.1, City of Redmond Zoning Map. 

The following table is specific to this zone and provides references for each of the major topics that are 

regulated throughout the code. The individual topics provide function as connection or linkage to the 

chapters and sections of the Redmond Zoning Code that apply to development within this zone. 

Manufacturing Park – Regulations Table 

Land and Structure 

 

Transportation 

 

Environment 

 

Community 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Floor Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscaping Historical and 
Archeological 
Resources 

Review 
Procedures 

Development 
Fees 

Transfer 
Development 
Rights Program 
(TDR) 

Special 
Regulations 

Height Signs Transportation 
Standards 

Trees Design 
Standards 

Permits Doing Business Green Building 
Incentive 
Program (GBP) 

Public View 
Corridors and 
Gateways 

Density Outdoor 
Storage, 
Display 
and 
Enclosure
s 

 Environmental 
Regulations 

Affordable 
Housing 

Development 
Services 

 General 
Incentive 
Information 

Transition 
Overlay Areas 

Imperviou
s Surface 

Lighting  Open Space Neighborhood    Wireless 
Communicatio
n Facilities 

Setbacks Hazardou
s Liquid 
Pipelines 

       

 

B.  Maximum Development Yield.  

Table 21.14.040A 
Maximum Development Yield in Manufacturing Park Zone 

 Base 

Residential 
Bonuses 

Available, 
and 

Quantity 

Maximum Illustrations 

Floor 
area 
ratio 
(FAR) 

0.25-0.5 
(use 
dependant) 

TDRs or 
GBP: 0.5 

1.00 
Example of a 45-foot 4-story 
building with FAR = 0.50 

Example of a 60-foot 5-story 
building with FAR = 1.00 
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Table 21.14.040A 
Maximum Development Yield in Manufacturing Park Zone 

 Base 

Residential 
Bonuses 

Available, 
and 

Quantity 

Maximum Illustrations 

Height 4 stories 
45 feet 

TDRs or 
GBP: 1 
story 15 
feet 

5 stories 
60 feet 

  

 

C.  Regulations Common to All Uses.  

Table 21.14.040B 
Regulations Common to All Uses in Manufacturing Park Zone 

 Regulation Standard Exceptions 

Minimum 

Tract Area (acres) 1.5 Regulation does not apply to: 

A. Unoccupied accessory utility facilities, or 

B. Building pad sites where the pad site and the property 
leased for parking, landscaping, or other purposes exceed 
the minimum tract area. 

Lot Frontage (feet) 30  

Front and street 
setbacks (feet) 

30 A. Side and rear setback distances may be modified to 
permit zero side and rear setbacks to accommodate joint 
wall construction and clustering of buildings. 

B. Front setbacks may be modified from private streets 
and access corridors, provided front setbacks are 
maintained from all public streets. 

C. Fences, landscaping, flagpoles, street furniture, transit 
shelters and slope stability structures are permitted in 
setback areas, provided that all other requirements are 
met; no other structures and no accessory structures are 
permitted in setback areas. 

D. Setbacks may be reduced to 50 percent if located 
adjacent to a nonresidential zone and reduced by 25 
percent if located adjacent to a residential zone through 
the GBP. 

Rear and side 
setbacks (feet) 

10 

463



Ch. 21.14 Commercial Regulations, Draft 1.2 | Redmond Zoning Code Page 16 of 35 

For adoption 

Table 21.14.040B 
Regulations Common to All Uses in Manufacturing Park Zone 

 Regulation Standard Exceptions 

Landscaping 20 percent  

Maximum 

Impervious surface 
area 

80 percent  

Height 45 feet without 
TDR’s or GBP 
60 feet with TDR’s 
or GBP Varies 

Maximum height in shoreline area is 35 feet. This height 
limit is restricted to that portion of the building physically 
located within the shoreline jurisdiction. This height 
restriction does not apply to rock crushing equipment, 
asphalt and concrete batch plants, silos and other related 
equipment necessitated to meet environmental controls 
and structures housing manufacturing facilities which 
require more clear space than by a 35-foot height limit. 
The maximum height limit for these features shall be 90 
feet. (SMP) 

FAR (Floor Area 
Ratio) 

0.5 without TDR’s 
or GBP 
1.0 with TDR’s or 
GBP Varies 

All legal lots are entitled to 10,000 square feet gfa 
without the use of TDRs or GBP provided that other site 
requirements can be met. 

 
Drive-through n/a Drive-through facilities are prohibited except where 

expressly permitted in the Allowed Uses and Basic 

Development Standards table below. 

 Critical aquifer 
recharge areas  

Some land uses and activities are prohibited in Critical 
Aquifer Recharge Areas I and II. Refer to RZC 21.64.050.C, 
Prohibited Land Uses and Activities in Critical Aquifer 
Recharge Areas I and II, for more information. 

 

D.  General Allowed Uses and Cross-References. For use regulations refer to RZC 21.04. The following table 
provides references for each of the allowed use classes for the zone. References are provided for 
assistance in associating the current use classes with the use classes and associated definitions that 
were in effect prior to December 31, 2021. Additional references assist in generally aligning use classes 
with the Redmond Building Code, Institute of Transportation Engineers (ITE) Trip Generation Manual, 
and the City’s business licensing system. Additional information specific to the intended use may be 
necessary. 

Uses that are not listed below nor within the associated definition of the individual use category or class 

shall be classified by the Code Administrator for applicability based on the purpose and intent of the 

zone within which the use is proposed. 

464

https://redmond.municipal.codes/RZC/21.64.050.C


Ch. 21.14 Commercial Regulations, Draft 1.2 | Redmond Zoning Code Page 17 of 35 

For adoption 

Table 21.14.040.1. General Allowed Uses and Cross-References in MP Zone (Nonresidential) 

Use Permissions: P – Permitted; L – Limited; C – Conditional; N – Not Permitted 

Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

Retail sales Automobile sales, 
service, or rental 
establishment; heavy 
consumer goods sales 
or service; durable 
consumer goods sales 
or service; consumer 
goods sales or service, 
other than heavy or 
durable; health and 
personal care 

L, C M 800 – 899 

1. If heavy consumer 
goods, sales, or 
service, then is limited 
to repair and rental of 
goods and 
membership 
wholesale/retail 
warehouse. 
2. If membership 
wholesale/retail 
warehouses, then is 
limited to Southeast 
Redmond 
neighborhood only. 

 L   

Business and service Real estate services; 
finance and insurance; 
professional services; 
administrative 
services; personal 
services; services to 
buildings and 
dwellings 

L B 700 – 799, 900 – 999 

1. If real estate 
services, then is 
limited to mini-
warehouse/self-
storage only. 
2. If health and 
personal care, and 
finance and insurance 
limited to 
Manufacturing Park 
Overlay only. 

 L   
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Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

3. If professional 
services, then is 
limited to research 
and development 
services and other 
uses that support 
another permitted use 
within the MP zone 
only. 
4. If administrative 
services, then is 
limited to corporate 
headquarters and 
regional offices 
associated with 
manufacturing and 
wholesale trade uses 
within an MP zone in 
Redmond only. 
5. If personal services, 
then is limited to the 
Manufacturing Park 
Overlay only. 

Food and beverage Full-service 
restaurant; cafeteria 
or limited service 
restaurant; bar or 
drinking place; 
caterer; food service 
contractor 

L A, B, F 100 – 199, 700 – 799, 
900 – 999 

Pet and animal sales 
and service 

Pet and animal sales 
or services (except 
veterinary); animal 
kennel / shelter 

L B 800 – 899 

1. Is limited to the 
Manufacturing Park 
and Overlay only. 

 L   

Manufacturing and 
wholesale trade 

Manufacturing and 
wholesale trade 

L M, F, H 100 – 199 

Artisanal 
manufacturing, retail 
sales, and service 

 P M, F, H 100 – 199 

Rail transportation Rail transportation P   

Road, ground 
passenger, and transit 
transportation 

Road, ground 
passenger, and transit 
transportation 

P   
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Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

Truck and freight 
transportation 
services 

Truck and freight 
transportation 
services 

P   

Towing operators and 
auto impoundment 
yards 

Towing operators and 
auto impoundment 
yards 

P   

Rapid charging station Rapid charging station L   

Battery exchange 
station 

Battery exchange 
station 

L   

Postal services Postal services P   

Heliport facility Heliport facility C   

Communications and 
information 

Communications and 
information 

P   

Wireless 
communication 
facilities 

Wireless 
communication 
facilities 

P   

Regional utilities Regional utilities P   

Local utilities Local utilities P   

Solid waste transfer 
and recycling 

Solid waste transfer 
and recycling 

P   

Incidental hazardous 
waste treatment and 
storage 

Incidental hazardous 
waste treatment and 
storage 

L   

Primary hazardous 
waste treatment and 
storage 

Primary hazardous 
waste treatment and 
storage 

C   

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400 – 499 

Arts, entertainment, 
recreation, and 
assembly 

Amusement, sports or 
recreation 
establishment 

L A 400 – 499, 500 – 599 

1. Is limited to athletic 
club or fitness center 
only. 

 L   

Adult entertainment 
facilities 

Adult entertainment 
facilities 

C A 400 – 499 
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Nonresidential Use 
Class 

Former Use 
Classification (Prior to 
Dec. 31, 2021) 

Use Permissions Building Code 
Occupancy Class 

ITE Trip Generation 
Manual Land Use 
Code 

Educational Technical, trade, and 
other specialty schools 

C E 500 – 599 

1. Is limited to 
technical, trade, and 
other specialty schools 
only. 

 C   

Secure community 
transition facility 

Secure community 
transition facility 

P I 500 – 599 

Institutional health 
and human services 

Ambulatory and 
outpatient care 
services 

L I 600 – 699 

1. Is limited to 
ambulatory and 
outpatient care 
services only. 
2. Is limited to 
Manufacturing Park 
Overlake only. 

    

Day care center Day care center L E 500 – 599 

Faith-based and 
funerary 

Religious institutions L A, B, H, I, R, S 500 – 599 

Construction-related 
businesses 

Construction-related 
businesses 

P B  

Water enjoyment use Water enjoyment use L   

 

E.  Allowed Uses and Basic Development Standards. The following table contains the basic zoning 

regulations that apply to uses in the Manufacturing Park (MP) zone. To use the chart, read down the 

left-hand column titled “Use.” When you have located the use that interests you, read across to find 

regulations that apply to that use. Uses are permitted unless otherwise specified in the Special 

Regulations column. Permitted uses may require land use permit approval. See RZC 21.76.020, Overview 

of the Development Process, for more information. 
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height (Stories) 

w/o TDR or GBP; 

w/TDR or GBP 

FAR 

w/o TDR or GBP; 

w/TDR or GBP 

General Sales or Services 

1 Retail sales 4; 
5 

0.5; 
1.0 

A. Gasoline service requires conditional use permit. See RZC 
21.76.070.K, Conditional Use Permit. 
B. Shall not abut residential zone. 
C. Rental uses operating in mixed-use developments are 
limited to eight rental vehicles at any given time in existing 
parking spaces; additional vehicles may be stored on site in a 
building or elsewhere given submittal and approval by the 
Technical Committee of a vehicle storage plan. 
D. Vehicle display area shall be outside of required parking 
and landscape areas. 
E. Vehicles shall be stored on paved surfaces. 
F. Advertising signs are not permitted on the outside of 
vehicles. Signs providing information about the vehicle, such 
as year, make, model, etc., may be displayed on the outside of 
or in the windows of vehicles. 
G. Outdoor loudspeaker systems are prohibited. 
H. Razor wire, chain link, and barbed wire fences are 
prohibited on street or access frontage. 
I. Vehicle repair shall be conducted indoors. 
J. Auto and motorcycle repair uses may also allow sales, not to 
exceed 25 percent of the combined gross floor area of all uses. 
K. Auto sales only permitted in conjunction with repair (see 
note J above), or as stand-alone businesses on properties with 
frontage on NE 90th Street between Willows Road and 152nd 
Avenue NE, NE 95th Street between Willows Road and 151st 
Avenue NE, and 151st Avenue NE between NE 90th Street and 
NE 95th Street. 

2 Business and 
service 

4; 
5 

0.5; 
1.0 

Allowed only within the Manufacturing Park Overlay as shown 
on Map 14.1, Manufacturing Park Overlay. 

3 Food and 
beverage 

4; 
5 

0.5; 
1.0 

A. Shall be located in multi-tenant building or a single building 
in a multibuilding, multi-tenant complex. 
B. Fifty-person seating capacity, except when associated with 
manufacture of food or kindred products. In that case, 
maximum is 100-person seating capacity, so long as the 
seating area does not occupy more than 25 percent of 
combined gross floor area. The seating limit does not apply 
when the use is secondary to a winery or brewery, but the 25 
percent limit continues to apply. 
C. Hours of operation limited to 6 a.m. – 12 a.m. daily. 

469

https://redmond.municipal.codes/RZC/21.76.070.K


Ch. 21.14 Commercial Regulations, Draft 1.2 | Redmond Zoning Code Page 22 of 35 

For adoption 

Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height (Stories) 

w/o TDR or GBP; 

w/TDR or GBP 

FAR 

w/o TDR or GBP; 

w/TDR or GBP 

4 

Pet and animal 
sales or services 
(except 
veterinary) 

Allowed only within the Manufacturing Park Overlay as shown 
on Map 14.1, Manufacturing Park Overlay. 
For animal kennel/shelter uses: 
A. Boarding facilities must be located inside of a structure. 
B. Outdoor runs or yards are allowed for the purpose of 
exercising animals. Runs/yards must be enclosed by eight-
foot-high walls of sound-attenuating fencing or material such 
as masonry or concrete. 
C. The planned maximum number of animals to be sheltered 
shall be indicated on the application. The maximum may be 
reduced if the applicant cannot demonstrate that the 
development has adequate lot size and facility design to 
accommodate the planned number of animals in a way that 
ensures neighboring residential properties will not be 
impacted with noise or odor problems. 

5 Cannabis retail 
sales 

4;  
5 

0.5; 
1.0 

A. Allowed only within the Manufacturing Park Overlay as 
shown on Map 14.1, Manufacturing Park Overlay. 
B. See RZC Chapter 21.41, Cannabis-Related Uses, for 
additional requirements. 

Manufacturing and Wholesale Trade 

6 
Manufacturing 
and wholesale 
trade 

4; 
5 

0.5; 
1.0 

A. Asphalt and concrete batch plants shall have direct access 
to arterials. 
B. Rock crushing equipment, asphalt, and concrete batch 
plants, silos and other related equipment may extend to a 
maximum height of 90 feet. 
C. Outdoor processing operations follow a Type II review 
process. 
D. Retail sales of goods manufactured on the premises, or 
accessory or secondary to the primary manufacturing and 
wholesale trade use, are permitted. Area devoted to retail 
sales shall not exceed the lesser of 10 percent of combined 
gross floor area or 1,000 square feet. 
E. One caretaker residence per parcel is permitted as an 
accessory use, and shall not exceed 1,500 square feet. 

7 

Artisanal 
manufacturing, 
retail sales, and 
service 

   

Transportation, Communication, Information, and Utilities 
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height (Stories) 

w/o TDR or GBP; 

w/TDR or GBP 

FAR 

w/o TDR or GBP; 

w/TDR or GBP 

8 Rail 
transportation 

4; 
5 

0.5; 
1.0 

 

9 

Road, ground 
passenger, and 
transit 
transportation 

10 
Truck and freight 
transportation 
services 

11 

Towing operators 
and auto 
impoundment 
yards 

12 Rapid charging 
station 

Shall not be located on a parcel that abuts a residential zone, 
RZC 21.04.030, Comprehensive Allowed Uses Chart. 

13 Battery exchange 
station Shall not be located on a parcel that abuts a residential zone. 

14 Postal services  

15 Heliport facility Conditional use permit required. See RZC 21.76.070.K, 
Conditional Use Permit. 

16 Communications 
and information 

 

17 
Wireless 
communication 
facilities 

4; 
5 

0.5; 
1.0 

See RZC Chapter 21.56, Wireless Communication Facilities, for 
specific development requirements. 

18 Regional utilities 

 
19 Local utilities 

20 
Solid waste 
transfer and 
recycling 

21 

Incidental 
hazardous waste 
treatment and 
storage 

A. Measures shall be taken in the construction of structures, 
design of storage areas, and design of delivery areas to 
prevent release of materials including those resulting from a 
“worst case” accident and including consideration of large 
storms where areas are not covered. 
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height (Stories) 

w/o TDR or GBP; 

w/TDR or GBP 

FAR 

w/o TDR or GBP; 

w/TDR or GBP 

B. Hazardous materials shall not cause fumes, unpleasant 
odors, or harm to others in the course of normal handling. 
This shall not preclude the handling of materials with the use 
of approved filters, hoods, scrubbers, or other methods of 
removing odors or harm. 

22 
Primary hazardous 
waste treatment 
and storage 

A. Conditional use permit required. See RZC 21.76.070.K, 
Conditional Use Permit 
B. Measures shall be taken in the construction of structures, 
design of storage areas, and design of delivery areas to 
prevent release of materials including those resulting from a 
“worst case” accident and including consideration of large 
storms where areas are not covered. 
C. Hazardous materials shall not cause fumes, unpleasant 
odors, or harm to others in the course of normal handling. 
This shall not preclude the handling of materials with the use 
of approved filters, hoods, scrubbers, or other methods of 
removing odors or harm. 

Arts, Entertainment, and Recreation 

23 Natural and other 
recreational parks 

4; 
5 

0.5; 
1.0 

 

24 

Arts, 
entertainment, 
recreation, and 
assembly 

 

25 
Adult 
entertainment 
facilities 

A. Conditional use permit required. See RZC 21.76.070.K, 
Conditional Use Permit. 
B. See RZC Chapter 21.18, Adult Entertainment Facilities. 

Education, Public Administration, Health Care, and Other Institutions 

26 Educational 4; 
5 

0.5; 
1.0 

A. Conditional use permit required if capacity is greater than 
150 full-time-equivalent students, where 15 credits per 
quarter is considered full-time. See RZC 21.76.070.K, 
Conditional Use Permit. 
B. The school shall allow for the efficient operation 
manufacturing uses. 
C. The proposed site design and layout shall minimize the 
effects of existing manufacturing uses upon the proposal. Site 
design and layout should include adequate screening of noise, 
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height (Stories) 

w/o TDR or GBP; 

w/TDR or GBP 

FAR 

w/o TDR or GBP; 

w/TDR or GBP 

light, and view of adjacent and less aesthetic uses (such as a 
storage yard). 

27 Secure community 
transition facility See RZC 21.76.070.M, Essential Public Facilities. 

28 
Institutional 
health and human 
services 

Allowed only within the Manufacturing Park Overlay as shown 
on Map 14.1, Manufacturing Park Overlay. 

29 Day care center 

A. Play equipment shall be located no less than ten feet from 
any property line. 
B. Shall not be located closer than 300 feet from existing day 
care operation in residential zone. 

30 Faith-based and 
funerary 

A. Decorative fencing or decorative walls and landscaping on 
side or back lots are required when necessary to prevent 
visual impacts on neighboring properties and public shoreline 
areas. 
B. Institutions with a seating capacity greater than 750 seats 
shall: require a traffic study or other documentation deemed 
suitable by the Technical Committee that demonstrates that 
there will be no significant adverse impacts to traffic 
operations on the adjacent street system; have a maximum 
building height of five stories; be set back five additional feet 
for every one foot in building height over 45 feet exclusive of 
rooftop symbolic icons; not contain accessory or stand-alone 
parking facilities; not contain primary or secondary schools; 
and shall require a conditional use permit. See RZC 
21.76.070.K, Conditional Use Permit. 
C. Institutions with a seating capacity greater than 7,500 seats 
shall be located adjacent to at least one collector, minor, or 
principal arterial. 
D. Refer to RZC 21.08.280, Faith-Based and Funerary, for 
requirements concerning faith-based and funerary uses. 

Construction-Related Businesses 

31 Construction-
related businesses 

4; 
5 

0.5; 
1.0 

 

Other 

32 Water enjoyment 
use 

45 feet; 
45 feet 

0.5; 
1.0 

A. Allowed only in the shoreline jurisdiction of Bear Creek, 
downstream of Avondale Road on Union Hill Road, Redmond 
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Table 21.14.040C 

Allowed Uses and Basic Development Standards 

Section Use 

Maximums 

Special Regulations 

Height (Stories) 

w/o TDR or GBP; 

w/TDR or GBP 

FAR 

w/o TDR or GBP; 

w/TDR or GBP 

Way or SR 520, and the shoreline jurisdiction of the 
Sammamish River at NE 85th Street and NE 90th Street. (SMP) 
B. Maximum height is 45 feet. (SMP) 

33 Kiosk 

1; 
1  

A. Limited to uses associated with water enjoyment within the 
shoreline jurisdictions of Bear Creek and the Sammamish 
River. 
B. Shall not locate in required parking, landscaping, or drive 
aisle area, or any area that would impede emergency access. 
C. Shall not reduce or interfere with functional use of walkway 
or plaza to below standards of Americans with Disabilities Act. 
D. Structures shall be secured to prevent tipping and 
endangering public safety. 
E. Maximum size is six feet wide by ten feet long. 
F. Administrative design review required for structures. 

34 Vending cart 

35 Drive-up stand 

A. Limited to uses associated with water enjoyment within the 
shoreline jurisdictions of Bear Creek and the Sammamish 
River. 
B. Shall not locate in required parking, landscaping, or drive 
aisle area, or any area that would impede emergency access. 
C. Shall not reduce or interfere with functional use of walkway 
or plaza to below standards of Americans with Disabilities Act. 
D. Structures shall be secured to prevent tipping and 
endangering public safety. 
E. Maximum size is six feet wide by ten feet long. 
F. Administrative design review required for structures. 
G. Must submit circulation plan addressing queuing. 

 

 

F.  Manufacturing Park Overlay. The Manufacturing Park Overlay is shown Map 14.1, Manufacturing 
Park Overlay, below. 
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Map 14.1 

Manufacturing Park Overlay 

 

Note: Online users may click the map for a full-size version in PDF format. 
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G.  Cross-references. For information on how to measure various site requirements like height and 

setbacks, see RZC 21.16.020, How to Measure Site Requirements. See RZC 21.16.030, Other Applicable 

Regulations, for information on other standards that may apply to you. 

 

21.14.050 Industry. 

A.  Purpose Statement. The purpose of the Industry (I) zone is to provide locations for manufacturing, industrial 
uses, mineral and resource extraction and processing, wholesale trade and distribution, and associated warehouse 
and storage activities. Residential uses are generally prohibited. 

The following table is specific to this zone and provides references for each of the major topics that are regulated 

throughout the code. The individual topics provide function as connection or linkage to the chapters and sections 

of the Redmond Zoning Code that apply to development within this zone. 

Industry – Regulations Table 

Land and Structure 

 

Transportation 

 

Environment 

 

Community 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Floor Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscaping Historical and 
Archeological 
Resources 

Review 
Procedures 

Development 
Fees 

Transfer 
Development 
Rights Program 
(TDR) 

Special 
Regulations 

Height Signs Transportation 
Standards 

Trees Design 
Standards 

Permits Doing Business Green Building 
Incentive 
Program (GBP) 

Public View 
Corridors and 
Gateways 

Density Outdoor 
Storage, 
Display 
and 
Enclosure
s 

 Environmental 
Regulations 

Affordable 
Housing 

Development 
Services 

 General 
Incentive 
Information 

Transition 
Overlay Areas 

Imperviou
s Surface 

Lighting  Open Space Neighborhood    Wireless 
Communicatio
n Facilities 

Setbacks Hazardou
s Liquid 
Pipelines 

       

 

B.  Maximum Development Yield.   
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Table 21.14.050A 
Maximum Development Yield in Industry Zone 

 Base 

Residentia
l Bonuses 
Available, 

and 
Quantity 

Maximu
m Illustrations 

Floor 
area 
ratio 
(FAR) 

0.50 
TDRs or 
GBP: 0.5 1.00 Example of a 60-foot 5-story 

building with FAR = 0.50 

 

Example of a 70-foot 6-story 
building with FAR = 1.00 

 

Heigh
t 

5 storie

s 

60 feet 

TDRs or 
GBP: 1 
story 

10 feet 

6 stories 

70 feet 

 

C.  Regulations Common to All Uses.  

Table 21.14.050B 
Regulations Common to All Uses in Industry Zone 

 Regulation Standard Exceptions 

Minimum 

Tract Area (acres) 1 

Regulation does not apply to: 

A. Unoccupied accessory utility facilities, or 

B. Building pad sites where the pad site and the property 
leased for parking, landscaping, or other purposes exceed 
the minimum tract area. 

Lot Frontage (feet) 30  

Front and street 
setbacks (feet) 30 A. Side and rear setback distances may be modified to 

permit zero side and rear setbacks to accommodate joint 
wall construction and clustering of buildings. 

B. Front setbacks may be modified from private streets 
and access corridors, provided front setbacks are 
maintained from all public streets. 

C. Fences, landscaping, flagpoles, street furniture, transit 
shelters and slope stability structures are permitted in 
setback areas, provided that all other requirements are 
met; no other structures, and no accessory structures are 
permitted in setback areas. 

Rear and side 
setbacks (feet) 10 
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Table 21.14.050B 
Regulations Common to All Uses in Industry Zone 

 Regulation Standard Exceptions 

D. Setbacks may be reduced to 50 percent if located 
adjacent to a nonresidential zone and reduced by 25 
percent if located adjacent to a residential zone through 
the GPB. 

Landscaping 20 percent  

Maximum 

Impervious surface 
area 80 percent 

Industrial uses on sites less than 10 acres may exclude 
lined ponds that are part of a water treatment facility 
from impervious surface area calculations. 

Height (stories feet) 

Without TDRs or 
GBP 5 60 

Maximum height in shoreline area is 35 feet. This height 
limit is restricted to that portion of the building physically 
located within the shoreline jurisdiction. This height 
restriction does not apply to rock crushing equipment, 
asphalt and concrete batch plants, silos and other related 
equipment necessitated to meet environmental controls 
and structures housing manufacturing facilities which 
require more clear space than by a 35-foot height limit. 
The maximum height limit for these features shall be 90 
feet. (SMP) 

With TDRs or GBP 6 70 

FAR (Floor Area Ratio) 

Without TDRs or 
GBP 0.5 All legal lots are entitled to 10,000 square feet gfa 

without the use of TDRs or GBP provided that other site 
requirements can be met. With TDRs or GBP 1.0 

 Drive-through n/a 

Drive-through facilities are prohibited except where 

expressly permitted in the Allowed Uses and Basic 

Development Standards table below. 

 Critical aquifer 
recharge areas  

Some land uses and activities are prohibited in Critical 
Aquifer Recharge Areas I and II. Refer to RZC 21.64.050.C, 
Prohibited Land Uses and Activities in Critical Aquifer 
Recharge Areas I and II, for more information. 

 

D.  General Allowed Uses and Cross-References. For use regulations refer to RZC 21.04. The following table 
provides references for each of the allowed use classes for the zone. References are provided for assistance in 
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associating the current use classes with the use classes and associated definitions that were in effect prior to 
December 31, 2021. Additional references assist in generally aligning use classes with the Redmond Building Code, 
Institute of Transportation Engineers (ITE) Trip Generation Manual, and the City’s business licensing system. 
Additional information specific to the intended use may be necessary. 

Uses that are not listed below nor within the associated definition of the individual use category or class shall be 

classified by the Code Administrator for applicability based on the purpose and intent of the zone within which the 

use is proposed. 

Table 21.14.050.1. General Allowed Uses and Cross-References in I Zone (Nonresidential) 

Use Permissions: P – Permitted; L – Limited; C – Conditional; N – Not Permitted 

Nonresidential Use Class Former Use Classification (Prior 
to Dec. 31, 2021) Use Permissions 

Building Code 
Occupancy 
Class 

ITE Trip Generation 
Manual Land Use 
Code 

Retail sales Automobile sales, service, or 
rental establishment 

L M 800 – 899 

1. Is limited to 
automobile repair only. 

 L   

Business and service Professional services L B 700 – 799, 900 – 999 

1. Is limited to research 
and development only. 

 L   

Food and beverage Full-service restaurant; 
cafeteria or limited service 
restaurant; caterer; food 
service contractor 

P, C A, B, F 100 – 199, 700 – 799, 
900 – 999 

Manufacturing and 
wholesale trade 

Manufacturing and wholesale 
trade 

L M, F, H 100 – 199 

Artisanal manufacturing, 
retail sales, and service 

 L M, F, H 100 – 199 

Rail transportation Rail transportation P   

Road, ground passenger, 
and transit 
transportation 

Road, ground passenger, and 
transit transportation 

P   

Truck and freight 
transportation services 

Truck and freight 
transportation services 

P   

Towing operators and 
auto impoundment 
yards 

Towing operators and auto 
impoundment yards 

P   
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Nonresidential Use Class Former Use Classification (Prior 
to Dec. 31, 2021) Use Permissions 

Building Code 
Occupancy 
Class 

ITE Trip Generation 
Manual Land Use 
Code 

Rapid charging station Rapid charging station L   

Battery exchange station Battery exchange station L   

Heliport facility Heliport facility C   

Communications and 
information 

Communications and 
information 

P   

Wireless communication 
facilities 

Wireless communication 
facilities 

P   

Regional utilities Regional utilities P   

Local utilities Local utilities P   

Incidental hazardous 
waste treatment and 
storage 

Incidental hazardous waste 
treatment and storage 

L   

Primary hazardous 
waste treatment and 
storage 

Primary hazardous waste 
treatment and storage 

L   

Natural and other 
recreational parks 

Natural and other recreational 
parks 

P   

Adult entertainment 
facilities 

Adult entertainment facilities C A 400 – 499 

Secure community 
transition facility 

Secure community transition 
facility 

C I 500 – 599 

Construction-related 
businesses 

Construction-related 
businesses 

P B  

Mining and extraction 
establishments 

Mining and extraction 
establishments 

C   

Solid waste transfer and 
recycling 

Solid waste transfer and 
recycling 

P H  

 

E.  Allowed Uses and Basic Development Standards. The following table contains the basic zoning 

regulations that apply to uses in the Industry (I) zone. To use the chart, read down the left-hand column 

titled “Use.” When you have located the use that interests you, read across to find regulations that 

apply to that use. Uses are permitted unless otherwise specified in the Special Regulations column. 
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Permitted uses may require land use permit approval. See RZC 21.76.020, Overview of the Development 

Process, for more information. 

 

Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Special Regulations 
General Sales or 
Services   

1 Retail sales 

A.  Auto and motorcycle sales may occupy up to 25 percent of the combined 
gross floor area. 
B. Shall not abut residential zone. 
C. Vehicle display area shall be outside of required parking and landscape areas. 
D. Vehicles shall be stored on paved surfaces. 
E. Advertising signs are not permitted on the outside of vehicles. Signs providing 
information about the vehicle, such as year, make, model, etc., may be 
displayed on the outside of or in the windows of vehicles. 
F. Outdoor loudspeaker systems are prohibited. 
G. Razor wire, chain link, and barbed wire fences prohibited on street or access 
frontage. 
H. Vehicle repair shall be conducted indoors. 

2 Business and service  

3 Food and beverage 

A. Conditional use permit required. See RZC 21.76.070.K, Conditional Use 
Permit. 
B. Shall be located in multi-tenant building or a single building in a multi-
building, multi-tenant complex. 
C. Fifty-person capacity, except when associated with manufacture of food or 
kindred products. In that case, maximum is 100 persons or 25 percent of 
combined gross floor area, whichever is less. 
D. Hours of operation limited to 6 a.m. – 10 p.m. 

Manufacturing 
and Wholesale 
Trade 

  

4 Manufacturing and 
wholesale trade 

A. Asphalt and concrete batch plants shall have direct access to arterials. 
B. Rock crushing equipment, asphalt, and concrete batch plants, silos and other 
related equipment may extend to a maximum height of 90 feet. 
C. Retail sales of goods manufactured on the premises, or accessory or 
secondary to the primary manufacturing and wholesale trade use, are 
permitted. Area devoted to retail sales shall not exceed the lesser of 10 percent 
of combined gross floor area or 1,000 square feet. 
D. One caretaker residence per parcel is permitted as an accessory use, and shall 
not exceed 1,500 square feet. 

5 
Artisanal 
manufacturing, retail 
sales, and service 

 

Transportation, 
Communication, 
Information, 
and Utilities 

  

6 Rail transportation 

 7 
Road, ground 
passenger, and transit 
transportation 

8 Truck and freight 
transportation services 
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Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Special Regulations 

9 
Towing operators and 
auto impoundment 
yards 

10 Rapid charging station Shall not be located on a parcel that abuts a residential zone, RZC 21.04.030, 
Comprehensive Allowed Uses Chart. 

11 Battery exchange 
station Shall not be located on a parcel that abuts a residential zone. 

12 Heliport facility Conditional use permit required. See RZC 21.76.070.K, Conditional Use Permit. 

13 Communications and 
information  

14 
Wireless 
communication 
facilities 

See RZC Chapter 21.56, Wireless Communication Facilities, for specific 
development requirements. 

15 Regional utilities 
 

16 Local utilities 

17 
Incidental hazardous 
waste treatment and 
storage 

A. Measures shall be taken in the construction of structures, design of storage 
areas, and design of delivery areas to prevent release of materials, including 
those resulting from a “worst case” accident and including consideration of 
large storms where areas are not covered. 
B. Hazardous materials shall not cause fumes, unpleasant odors, or harm to 
others in the course of normal handling. This shall not preclude the handling of 
materials with the use of approved filters, hoods, scrubbers, or other methods 
of removing odors or harm. 

18 
Primary hazardous 
waste treatment and 
storage 

Arts, 
Entertainment, 
and Recreation 

  

19 Natural and other 
recreational parks  

20 Adult entertainment 
facilities 

A. Conditional use permit required. See RZC 21.76.070.K, Conditional Use 
Permit. 
B. See RZC Chapter 21.18, Adult Entertainment Facilities. 

Education, 
Public 
Administration, 
Health Care, and 
Other 
Institutions 

  

21 Secure community 
transition facility 

A. Conditional use permit required. See RZC 21.76.070.K, Conditional Use 
Permit. 
B. See RZC 21.76.070.M, Essential Public Facilities. 

Construction-
Related 
Businesses 

  

22 Construction-related 
businesses  

Mining and 
Extraction 
Establishments 

  

23 Mining and extraction 
establishments 

A. Conditional use permit required. See RZC 21.76.070.K, Conditional Use 
Permit. 
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Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Special Regulations 
B. Rock crushing equipment, asphalt, and concrete batch plants, silos and other 
related equipment may extend to a maximum height of 90 feet. 
C. Extraction shall occur during daylight hours; nighttime trucking is permitted. 
D. Uses shall have direct access to arterials. 
E. Uses shall minimize noise and lighting impacts by using noise suppression 
devices and light shielding, and by using landscape buffers to screen lighting 
from adjacent shoreline areas. 

Other   

24 Solid waste transfer 
and recycling  

F.  Cross-references. For information on how to measure various site requirements like height and setbacks, see 

RZC 21.16.020, How to Measure Site Requirements. See RZC 21.16.030, Other Applicable Regulations, for 

information on other standards that may apply to you. 
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Redmond 2050: Relocate Conservation and Recreation Regulations to new chapter. Rename Bear Creak 
Design District 2 to Conservation Open Space. 

Draft Date: 05/27/25 – for adoption 

Exhibit 9: Chapter 21.15 
CONSERVATION AND RECREATION REGULATIONS 

Structure: 

21.15.005 Purpose 
21.15.010 References 
21.15.100 Development Standards 
21.15.200 Site and Design Requirements 
21.15.300 Agricultural Practices Notice. 

21.15.005 Purpose 
A. Urban Recreation Zone. The Urban Recreation zone is meant to provide for limited urban uses on
lands inappropriate for more intense urban development due to: (1) extensive environmentally critical
areas, natural hazards, or significant natural or cultural resources; and (2) extreme cost or difficulty in
extending public facilities. This zone provides for suitable urban uses, such as recreational uses needed
to serve Redmond and the region.

B. RA-5 Semirural Residential Zone. The RA-5 Semirural Residential zone maintains low, semirural
residential densities within the Urban Growth Area on lands not suited to intense urban uses and not
already characterized by urban development. Densities in this zone cannot exceed one unit per five
acres, exclusive of density bonuses. The Semirural Residential zone may be used to maintain the
semirural character of lands with significant amounts of critical areas that make the land unsuited to
urban development, that are characterized by urban development, and that are not appropriate for
long-term agriculture or forestry use. Land uses other than residential that may be appropriate and are
allowed in the Semirural Residential zone would include uses that do not impact the primarily residential
character and uses of the zone.

C. Conservation Open Space Zone. This zone is intended for wetland banking and conservation.  No
development activity will occur within this zone other than for trails and passive recreational uses.

21.15.010 References 
• For allowed uses, see RZC 21.04.
• For incentives see:

o RZC 21.67, Green Building Program (GBP)
o RZC 21.20 Affordable Housing
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o RZC 21.55 Citywide Incentives 
• For mandatory Green Building requirements see RZC 21.67. 
• For design standards see RZC 21.58. 
• For information on how to measure various site requirements like height and setbacks, see RZC 

21.16 Site Requirements Measurement and Other Applicable Regulations. 
 

21.15.100 Development Standards  
A. The following table contains the basic zoning regulations that apply to development within the 
Conservation and Recreation zoning districts.   

Table 21.15.100.A  
Conservation and Recreation Development Standards 

Development 
Standards 

Conservation and Recreation Zones 
References 

UR RA-5 COS 

Max Height  
35 ft, 

30 ft within 
shorelines 

35 ft, 
30 ft within 
shorelines 

0 ft 

For properties subject to the King 
County Farmland Preservation 
Program, the maximum building height 
shall be 45 feet. Agricultural structures 
shall not exceed 45 feet. 
 

Max. Impervious 
Surface 1 10% 20% N/A 

For properties in the Conservation 
Open Space zone, impervious surface 
area resulting directly from the Bear 
and Evans Creek Trail and Greenway is 
exempt from impervious surface area 
calculations. 

Lot Coverage N/A 
2.5% of 
total lot 

area 
N/A  

 
NOTES: 

1. Other regulations will impact the impervious surface area and may result in less than the maximum impervious 
area, including open space and landscaping requirements, parking, mid-block connections, utility easements, and 
stormwater management. 

 

21.15.200 Site and Design Requirements. 
A. Urban Recreation Location of Structures. In order to reduce lengthy public facility or road extensions, 
buildings on a single development site shall be clustered together, provided that the separation 
requirements of the City’s Buildings and Construction code, RMC Title 15, shall be met. 
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B. Parcel size, setbacks, and public realm standards are as shown on Table 21.15.220 below. 

Table 21.15.200.B  
Conservation and Recreation site design standards 

Standards 
Conservation and Recreation Zones 

References 
UR RA-5 COS 

Average Minimum Lot 
Size 10 acres 4.5 acres N/A  

Lot Width Minimum  100 ft 100 ft N/A  

Lot Depth Minimum  100 ft 100 ft N/A  

Minimum Lot Frontage 300 ft 20 ft N/A  

Lot Width Circle 
Minimum Diameter 100 ft 100 ft N/A  

Front Setback 
minimum 30 ft 30 ft N/A  

Side (Street) Setback 
Minimum 40 ft 30 ft N/A Side (Street) Setback is measured for each side. 

Side (Interior) Setback 
Minimum 
 

20 ft 30 ft N/A 

a. Within the Urban Recreation zoning district, 
building separation is not applicable to 
accessory structures on the same lot as the 
primary structure. 
b. Within the RA-5 Semirural zoning district, for 
zero lot line development, a dwelling unit may 
be placed on one interior side property line, 
giving it one zero side/interior setback. If it is an 
interior lot line, the setback from the other side 
property line shall be 30 feet. See RZC 
21.16.200.D, Zero Lot Line Development, for 
additional requirements. 

Rear Setback 
Minimum 40 ft 30 ft N/A  

Lake Sammamish 
Setback Minimum N/A 35 ft N/A  

Building Separation 
Minimum N/A 10 ft N/A  

 

21.15.300 Agricultural Practices Notice. 
A. Urban Recreation Special Use Standards. To protect agricultural uses from nuisance lawsuits and 
reduce potential land use conflicts, a statement describing the nature of the agricultural uses shall be 
recorded with the property. All approved plats, development permits, and building permits within 500 
feet of land used for agricultural uses or vacant land within the Urban Recreation zone shall include the 
following notice: 

“The property covered by this approval is located in or near an area where agricultural uses are 
allowed. A variety of commercial and agricultural activities may occur which are not compatible 
with some development.” 
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DRAFT DATE:  05/27/25 – for adoption 

Exhibit 10: Chapter 21.16 

SITE REQUIREMENTS MEASUREMENT AND OTHER APPLICABLE REGULATIONS 

REPEAL AND REPLACE

Sections: 

21.16.010   Purpose. 
21.16.100 Area Calculations 
21.16.200 Building Measurements and Placement Standards 
21.16.300 Allowed Density and Floor Area Ratio (FAR) 
21.16.500 Lot Measurements  
21.16.600 Special Requirements 

21.16.010 Purpose. 
A. This chapter explains how to measure site requirements, such as height and setbacks. Each zone has
different site requirements, but the manner in which those requirements must be measured is the same for
each zone. Definitions of site requirements can be found in RZC 21.78, Definitions. This chapter also identifies
regulations in the zoning code and generally when they apply. These requirements implement Redmond’s
Comprehensive Plan, the Growth Management Act, the Multicounty Planning Policies, and the Countywide
Planning Policies, while also protecting from public nuisances, incompatible uses, and other hazards.

B. Relationship to Building and Construction Codes. Compliance with the general residential requirements of
this chapter does not relieve a unit owner from complying with any requirement set forth in RMC
Title 15, Buildings and Construction Codes. In the event of a conflict between the requirements in this Chapter
and the requirements of the City Building and Construction Code, the most restrictive requirement shall apply.

21.16.100 Area Calculations. 

A. Net Buildable Area Calculation.

Net buildable area, for the purpose of determining the minimum density for a site, shall be calculated by 
subtracting areas where building is prohibited or subject to significant restrictions from the gross area of a site. 
The area remaining after these exclusions from the gross site area represents the net buildable area. The 
following exclusions from the gross site area, and only these exclusions, may be used in determining net 
buildable area: 

1. Critical areas and shoreline areas where development is prohibited or restricted shall be excluded
from the net buildable area. These critical areas and shoreline areas shall include: Landslide Hazard
Areas; Category I through IV wetlands; Class I through IV streams; floodways; floodplains; critical areas
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buffers; the area waterward of the line of the ordinary high water mark on Lake Sammamish, 
regardless of the extent of ownership; lands required to be maintained in open space; and Native 
Growth Protection Areas. 

2.  Surface water retention areas that are dedicated or otherwise held in common shall also be 
excluded from the net buildable area. 

3.  Public rights-of-way, private streets and access corridors, parks and open space that are dedicated 
or otherwise held in common, and above-ground public facilities shall also be excluded from the net 
buildable area. 

4.  For example, where gross site area equals 87,120 square feet or two acres, the following calculation 
is made to determine net buildable area: 

Table 21.16.100.A. Calculating Net Buildable Area 

FORMULA 

Gross Site Area – Critical Areas and 
buffers – Public rights-of-way = Net Buildable Area 

EXAMPLE 

87,120 sq ft - 6,100 sq ft - 15,680 sq ft = 65,340 sq ft  
(1.5 acres) 

5.  In order to avoid the expense of technically assessing a site’s net buildable area, a 
builder/developer may elect to apply the minimum required density percentage to the gross area of 
the site instead of the net buildable area in order to determine the minimum required number of units 
or gross floor area. 

B. Tract area. Some zones require a minimum tract area in order to develop a site. This is the land area that is 
part of the development application. Existing rights-of-way are excluded from the calculation. 

21.16.200 Building Measurements and Placement Standards 

A. Building Height 

1.  Purpose. The purpose of the maximum height of structures requirement is to: 

a. Maintain a consistent land use pattern and visual character in residential neighborhoods; 

b.  Protect important community-recognized view corridors; and 

c.  In the case of shoreline height limits, to protect habitat values and the aesthetic resources of the 
shoreline and aid in preserving views in shoreline areas. 

2.  Measuring Building Heights. All zones set limits on building height. To calculate the height of a 
structure: 

a.  Draw the smallest rectangle possible around it. 
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b.  Find the midpoint of each side of the rectangle. 

c.  Calculate the finished grade at that point. 

d.  Average the elevations for the four midpoints. 

e.  Subtract the result from the building’s highest elevation. 

3.  Requirements. The maximum height of structures requirement sets the limit above which structures 
shall not extend, as set forth in the zone use chart for each zone.  

a. Maximum Height Exceptions. The following projections above the roof height maximum are allowed:  

i.  Hose towers (when associated with a fire station), chimneys, antennae, smoke and ventilation 
stacks flagpoles, heating, cooling and ventilation equipment, mechanical equipment screens and 
enclosures, roof access stair enclosures, solar panels, and wind turbines may exceed the highest 
point of the existing or proposed structure by no more than 15 feet. 

ii.  Faith-Based and Structures. Special height exceptions for steeples, bell towers, crosses or other 
symbolic religious icons are contained in RZC 21.08.280, Faith-Based and Funerary. 

iii. Parapets, cupolas, light monitors, and rooftop railings may extend four feet above the height 
limit. 

iv. Walls or fences located between rooftop decks may extend six feet above the height limit. 

v. Stairway enclosures, elevator penthouses, or other mechanical equipment that provide rooftop 
access, including vestibules for entry and exit to rooftop amenity spaces, and cumulatively cover no 
more than ten percent of the roof area may extend up to ten feet above the height limit, provided 
that the enclosures are setback at least fifteen feet from all roof edges on the street facing facades. 

vi. Encroachments are also permitted for green building construction methods and technologies 
that project from or are attached to the building, including but not limited to building integrated 
photovoltaics, wind and solar energy devices, shade structures, foundation and structural 
reinforcement in support of net zero or green building construction.  

vii. Where design flexibility is allowed per RZC 21.58.  

4.  Maximum Height of Structures – Height Limits within Shorelines (SMP). Maximum height limits for 
structures within shorelines can be found in RZC Table 21.68.050 and 21.68.050. 

 

B. Building Separation.  

1.  Purpose. The purpose of the building separation requirement is to: 

a.  Maintain a consistent and compatible land use pattern for Redmond’s neighborhoods; 

b.  Provide for adequate light and air to all properties; 
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c.  Minimize incompatibilities, such as excessive light and noise; 

d.  Prevent public nuisances such as the potential for fire damage from buildings constructed too close 
to each other; and 

e.  Allow for easy access to structures in the event of fire or other emergency. 

2.  Requirement. Buildings, except for accessory structures, shall maintain the separation required in the 
zone use chart for the zone in which the building is located.  

 

C. Building Setbacks.  

1.  Purpose. The purpose of front, rear, side/interior, and side street setbacks is to: 

a.  Maintain a consistent and compatible land use pattern for Redmond’s residential neighborhoods; 

b.  Provide for adequate light and air to all properties; 

c.  Minimize incompatibilities, such as excessive light and noise; and 

d.  Prevent public nuisances, such as the potential for fire damage from buildings constructed too 
close to each other. 

2. Measuring Setbacks. All zones require minimum or maximum setbacks or have build-to lines. Setbacks 
shall be measured: 

a.  From the property line. 

b.  At right angles, or as near to right angles as possible. 

c.  In a plane horizontal to the ground. 

3.  Requirements.  

a. The front of the lot is the side nearest the street or access corridor that provides the primary access. 
The rear is opposite the front, or as nearly so as the lot shape permits. The sides are 90 degrees to the 
front, or as nearly so as the lot shape permits. Where a lot does not front on a named street and it is 
most logical to have the front oriented towards the unnamed access corridor, the yard towards the 
unnamed access corridor is considered the front. 
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Figure 21.16.200.C.3 Lot Orientation 

 

 

b.  Measurement. All setbacks shall be measured at right angles, or as near to right angles as possible, 
to the nearest property line in a plane horizontal to the ground, or in the case of access corridors for 
single-family residential development, from the nearest edge of the easement to the foundation line of 
the structure. Front, side street, side/interior, and rear directions shall be determined as provided in 
RZC 21.16.200.C.3.a. 

Figure 21.16.200.C.3.b Building Setbacks 
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c.  Side Street Setbacks. Side street setbacks shall apply whenever a side yard adjacent to a structure 
faces a public street, private street, or access corridor. 

d.  Corner Lots. Corner lots shall be subject to only one front setback requirement. 

e.  Side/Interior Setbacks. In those zones where the side/interior setback is a total of six feet between 
buildings, each lot shall have no less than a three-foot side/interior setback. The total of six feet may be 
shared between the abutting setbacks provided that no individual setback is less than three feet from 
the nearest property line. 

f.  Rear Setbacks – Alleys. When vehicular access to a lot is by an alley, the rear setback shall be four 
feet from the nearest alley line. 

 

Figure 21.16.200.C.3.f Permitted Encroachments in Setback Areas 

 

 

4.  Encroachments/Front, Rear, Side Setbacks. Minor structures, appurtenances and improvements may 
encroach into required front, rear, and side setbacks as follows: 
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a. Encroachments into Setbacks. The following features are permitted to encroach up to five feet into 
front, rear, and side street setback areas: chimneys, porches, bay windows, roof structures, eaves, 
ground mounted mechanical equipment, and other building extremities, such as gas fireplace 
enclosures. Encroachments are also permitted for green building construction methods and 
technologies that project from or are attached to the building, including but not limited to building 
integrated photovoltaics, wind and solar energy devices, shade structures, foundation and structural 
reinforcement in support of net zero or green building construction. No encroachments into setback 
areas may extend more than three feet from the nearest property line. 

b. Lake Sammamish Encroachments. No encroachments are allowed with the Lake Sammamish 
waterfront building setbacks, except as provided in RZC 21.16.200.C.5.c, Waterfront Building Setbacks 
along Lake Sammamish. (SMP) 

c. Improvements. Improvements less than 30 inches above grade including decks, patios, walks and 
driveways are permitted in setback areas. Fences, landscaping, flagpoles, street furniture, transit 
shelters, public utility equipment, and slope stability structures are permitted in setback areas, 
provided that all other applicable requirements are met. 

5.  Setback Modifications.  

a.  Multifamily/Front Setbacks. A binding site plan, site plan, or preliminary plat may modify front 
setbacks along access corridors within multifamily developments, provided that front setbacks are 
maintained from all public streets. 

b.  Zero Lot Line Development. Within zero lot line developments, buildings may be located within the 
side yard setback according to the requirements set forth in RZC 21.08.390, Zero Lot Line Development. 

c.  Waterfront Building Setbacks along Lake Sammamish (SMP). Waterfront Building Setbacks for Lake 
Sammamish can be found in RZC Table 21.68.050 and 21.68.060.B 

D. Zero Lot Line Development. 

1.  Purpose. The purpose of zero lot line development is to: 

a.  Provide more usable private open space; 

b.  Promote the efficient use of land; 

c.  Protect critical areas; and 

d.  Provide greater flexibility in site development standards while at the same time assuring that the 
single-family character of the development is maintained. 

2.  Requirements. All zero lot line developments shall comply with the standards and requirements of site 
requirements set in the zone use chart for the underlying residential zone, as well as other related policies 
and regulations of the Zoning Code. In the event that any of the zero lot line requirements described below 
conflict with other standards of the Zoning Code, the requirements for zero lot line development shall 
apply. 
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a.  Building Setbacks.  

i.  One building side/interior setback may also be reduced so long as the opposite side/interior or 

side street setback on the lot is increased by an amount corresponding to the original side setback 

reduction. 

ii.  These side/interior setback reductions shall not apply to side setbacks adjacent to lots that are 

not part of the zero lot line development. 

iii.  Accessory buildings and structures shall conform to the setbacks set or required for the 

primary dwelling unit. 

b.  Maintenance and Drainage Easements. A perpetual easement related to maintenance, eaves, and 

drainage of at least five feet shall be provided on the lot adjacent to the zero lot line property line 

which, with the exception of wall and/or fences, shall be kept clear of structures. This easement shall 

be shown on the face of the plat map and incorporated into each deed transferring title on the 

property. The building wall along the zero lot line shall be maintained in its original color and 

treatment unless otherwise agreed to in writing by the two affected lot owners. 

c.  Platting Requirements. The final plat or short plat shall show the approximate location of buildings 

proposed to be placed within the required setbacks. 

E.  Maximum Gross Floor Area for Structures on a lot in Neighborhood Residential Zone.  

1.  Purpose. The purpose of the maximum gross floor area for structures on lots within the Neighborhood 

Residential zone requirement is to: 

a. Serve Redmond’s planned housing needs and increase Redmond’s housing supply;  

b. Ensure that the maximum for the total square footage for all structures is regulated with 

consistent methods; and 

c. Provide for a greater net maximum for the total square footage for all structures to lots with 

multiple dwelling units. 

2.  Requirements.  

a.  RZC 21.08.200 establishes the maximum for Gross Floor Area (GFA) of all structures on a lot 

within the Neighborhood Residential Zone. The maximum for the total square footage for all 

structures within the lot shall be determined by the quantity of dwelling units provided on the lot. 

b.  Measurements. For the purpose of calculating maximum GFA in the Neighborhood Residential 

zone, the following shall be applied. The area included within the inside finished wall surface of the 
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surrounding exterior walls of a building, exclusive of vent shafts, elevator shafts, stairwells, courts, 

second-story atriums, lobbies, unroofed areas, roofed areas open on two or more sides, and 

accessory structures less than 200 sq. ft. Gross floor area shall include garages and below grade floor. 

21.16.300 Allowed Density and Floor Area Ratios (FAR) 
A.  Purpose. The purpose of the allowed density requirement is to: 

1.  Maintain a consistent and compatible land use pattern in Redmond in compliance with the 

Redmond Comprehensive Plan; 

b.  Serve Redmond’s planned housing needs; and 

c.  Prevent public nuisances that result from a lack of adequate open space and the over utilization of 

public facilities. 

B. Density Calculations for Residential Zones.  

1. RA-5 Density Calculation. When calculating allowed density for a site in the RA-5 zoning district, the 
gross area of the site is multiplied by the allowed density per acre. The result is the maximum number 
of units (other than ADUs) that may occupy that site. Any available density bonuses are calculated on 
the base density. 

Table 21.16.300.B.  

Calculating Maximum Number of Dwelling Units in the RA-5 Zoning District 

FORMULA 

Gross Site Area (sq. ft.) x Density per Acre (in sq. ft.) = Max Dwelling Units 

EXAMPLE 

217,800 sq ft x 0.2/43,560 = 1 unit max 

 

2. Neighborhood Residential Density Calculation. Allowed density in the Neighborhood Residential 
zoning district is measured in dwelling units per lot, inclusive of accessory dwelling units and exclusive 
of bonuses. 

3. Neighborhood Multifamily Density Calculation. Allowed density in the Neighborhood Multifamily 
zoning district is measured in floor area ratio.  

C.  Floor Area Ratio (FAR).  

1.  Many zones set FAR limits. To calculate FAR: 

a.  Determine the gross site area (but exclude existing rights-of-way). 
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b.  Determine the gross floor area of all structures on the site (excluding parking structures). 

c.  Divide the gross floor area by the gross site area. 

d.  Use the same units (e.g., feet or acres) for both site and structure area. 

2.  For properties under a common ownership that are contiguous or separated only by rights-of-way, FAR 
may be calculated based on the average FAR across those properties, and density and impervious surface 
coverage may be transferred among contiguous properties, provided the properties meet other applicable 
regulations. 

D.  Minimum Required Density.  

1.  Purpose. The purpose of minimum required density is to: 

a.  Establish a consistent and compatible land use pattern in Redmond residential neighborhoods; 

b.  Provide for the efficient use of land; 

c.  Provide for the efficient use of public facilities and services; and 

d.  Reduce public nuisances that often result when undeveloped areas are urbanized. 

2.  Relationship to Allowed Density. While allowed density places an upper limit on the number of units 
that may be located on a site, the minimum required density establishes a lower limit. When taken 
together, the site calculations for allowed density and minimum required density create an upper and 
lower range that defines the number of units that may be built on a site. One important difference 
between allowed density and minimum required density is that allowed density is calculated using gross 
site area while minimum required density uses the net buildable area of a site. 

3. Requirements. 

a. RA-5 Zoning District. The minimum required number of dwelling units for a site is equal to the site’s net 

buildable area multiplied by the site’s allowed or “zoned” density, and multiplied again by the minimum 

required density (80 percent of net acres). The net buildable area calculation is explained in RZC 

21.16.100.A. 

b. Neighborhood Residential Zoning District. One dwelling unit is required per lot. 

c. Neighborhood Multifamily Zoning District. The minimum required gross floor area for a site is equal to the 
site’s net buildable area multiplied by the minimum FAR of 0.44. 

d. Neighborhood Mixed-Use Zoning District. One dwelling unit is required per lot. 

6.  Applicability/Exceptions. Minimum required density applies to all new residential development with 
the following exceptions: 

a. The construction of any new dwelling unit on an existing lot of record; 
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b. The renovation or conversion of existing dwelling units provided that such a renovation or 
conversion does not result in a reduction in the number of dwelling units to a number below the 
minimum required; 

c. An existing legal lot, with one existing home, being divided into two lots; 

d. New development where 60 percent or more of the new units provided would be affordable to 
households earning 50 percent or less of area median income; and 

e. Lots with an approved food truck court are exempt from minimum density requirements. 

21.16.500 Lot Measurements 

A. Lot Coverage for Structures.  

1.  Purpose. The maximum lot coverage for structures requirement sets the maximum percentage of a lot 
that may be covered with primary and accessory structures. The purpose of the maximum lot coverage for 
structures requirement is to: 

a.  Maintain a consistent and compatible land use pattern for Redmond’s residential neighborhoods; 

b.  Provide for adequate light and air to all properties; and 

c.  Prevent public nuisances that may result from a reduction of open space, such as increased 
stormwater runoff and other environmental hazards. 

2. Measuring Lot Coverage. Many zones have lot coverage limits. Calculate lot coverage area by summing all 

structure and accessory structure footprints as viewed in plan view, including decks exceeding 30 inches in 

height above grade, decks with roofs, patios with roofs, and porches with roofs, and dividing the total by the lot 

area. 

B.  Impervious Surface Area.  

1.  Purpose. The maximum impervious surface percentage in the zone use chart for each zone establishes 
the maximum percentage of a lot’s area that may be covered with structures (including outdoor storage), 
paved areas, and other impervious surfaces. The purpose of the maximum impervious surface requirement 
is to: 

a.  Maintain open space; 

b.  Prevent adverse impacts from stormwater runoff; 

c.  Replenish ground water resources; and 

d.  Minimize flooding. 
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2. Calculating Maximum Impervious Surface Area. All zones have impervious surface area limits. Calculate 
impervious surface area by summing the area of all impervious surfaces on the site. Developments can 
meet impervious surface area requirements on a lot-by-lot basis or on a development-wide basis. 

3.  Modifications. As part of an approved binding site plan or subdivision, the Technical Committee may 
allow for increased maximum impervious surface limits on individual lots within a multi-lot development 
provided that the total amount of impervious surface for the development as a whole does not exceed the 
limit established for that zone in the zone summary. If a modification is approved, the development shall 
be conditioned to ensure compliance with the maximum impervious surface limits set by the zone 
summary for the zoning district.  

C. Lot Frontage.  

1.  Purpose. The purpose of the minimum lot frontage requirement is to: 

a.  Prevent congestion by allowing for on-site parking; and 

b.  Reduce public nuisances that result from an inability of emergency vehicles to access a building 
either because vehicles block the access to a residence or because the lot is not wide enough to allow 
emergency vehicles to enter from the street. 

2. Calculating Lot Frontage. Some zones require a minimum lot frontage in order to develop a site. 
Calculate this by measuring the length of the lot abutting a public or private street or access corridor. See 
Figure 21.16.500.C.3 for an example. 

3.  Requirement. Minimum lot frontage is the minimum width of a lot, as defined by the zone use chart for 
each zone, where it shall adjoin a street or approved access corridor. For individual flag lots, lot frontage is 
measured where the access corridor meets the street. For private streets and access corridors serving less 
than three lots and accessing directly onto a public street, lot frontage may be reduced to 14 feet. 
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Figure 21.16.500.C.3 Minimum Lot Frontage 

 

 

D. Lot Size Averaging 

1.  Purpose. The purpose of the average lot size requirement is to: 

a.  Allow for the development of consistent and compatible land use patterns throughout Redmond’s 
residential neighborhoods; and 

b.  Minimize public nuisances that may result from a lack of adequate open space and the 
overutilization of public facilities. 

2.  Requirements.  

a.  Limitations on Averaging.  

i.   No lot shall be created as a result of lot averaging that results in a lot size that is less than 50 
percent of the average lot size standard. For example, with an average lot size of 3,000 square 
feet in an NR zone, no single lot in a proposed subdivision in this zone may be sized at less than 
1,500 square feet. For short subdivisions where three or fewer lots are created, no lot shall be 
created that is less than 75 percent of the average lot size standard. 
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ii.  Critical areas and their associated buffers and shoreline areas (the area waterward of the line 
of the ordinary high-water mark on Lake Sammamish) shall not be included in the average lot 
size determination for all residential zones. 

iii. Nothing in this section shall be construed to allow for an increase in the allowed density in the 
RA-5 zone as calculated in RZC 21.16.xxx and as shown for all residential zones in the zone use 
charts in RZC 21.04. 

b.  Areas of Lots with Access Corridor. The calculation of lot area shall not include any area of the lot 
that serves as an access corridor. 

E. Lot Width Circle.  

1.  Purpose. The purpose of the minimum lot width circle requirement is to: 

a.  Ensure that each lot is wide enough to maintain a consistent and compatible land use pattern; and 

b.  Ensure that a minimum buildable area is included in each lot created. 

2.  Requirement.  

a.  The zone use chart for each zone identifies the minimum lot width circle diameter that must fit 
within each newly created lot, if applicable. This circle establishes that at least some portion of a lot 
must be at least as wide as the minimum lot width. The lot width circle shall not include the area 
waterward of the line of ordinary high-water mark on Class I through Class IV streams and Lake 
Sammamish, regardless of the extent of ownership; floodways; Category I wetlands; or Landslide 
Hazard Areas. (SMP) 

b.  In the area between Lake Sammamish and West Lake Sammamish Parkway, the minimum lot width 
circle diameter shall be 45 feet. 

c.  The minimum lot width circle requirement does not apply where structures overlap two or more lot 
lines. 
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Figure 21.16.500.E.2 Minimum Lot Width Circle 

 

NOTES: 
• Lot width circle may extend within building setbacks 
• The placement of the lot width circle does not relate to the placement of the structure 
• Lot width circle shall not include streams, floodways, Type I wetlands, or Class IV landslide hazards 

 

21.16.600 Special Requirements  
Residential Land Adjacent to Commercial Zones. 

A.  Purpose. The purpose of the notification special requirements is to promote among potential new 
residents awareness of existing and potential business park, manufacturing and industrial uses when 
prospective residents are considering purchasing property located within, adjacent to, or near properties in 
Business Park, Manufacturing Park, or Industrial zones. 

B.  Applicability. Notification as described in this division shall be required when: 

1.  A site is developed in a Neighborhood zone that was created from an existing Business Park, 
Manufacturing Park or Industrial zone; 

2.  A site is developed in a Neighborhood Residential (NR), Neighborhood Multifamily (NMF), or 
Neighborhood Mixed-Use (NMU) zone that is adjacent to or within 300 feet of a Business Park, 
Manufacturing Park, or Industrial zone (measured from the edge nearest the BP, MP, or I zone); or 

3.  A residential development is created within an existing BP or MP zone (subject to allowed uses 
shown in RZC 21.04.0100). 
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4. See RZC 21.58.1300 Relationship to Adjacent Properties and 21. 58.1600 High Traffic Corridors, BP, 
MP, and I Zones for additional applicable standards. 

5. See 21.05 for special districts, buffering, and overlays for additional applicable site planning criteria. 

 

C.  Requirements. For the properties described in section RZC 21.16.600, the City shall require the owners of 
said properties, as a condition of land use entitlement, to record a Notice of Business Park, Manufacturing 
Park, and Industrial Uses against said properties, and all properties resulting from subdivision of the properties. 
The notice hall read as follows: 

1.  This property is within, adjacent to, or within 300 feet of property zoned Business Park (BP), 
Manufacturing Park (MP), or Industry (I). Activity may occur on such property that creates undesirable 
or detrimental impacts both day and night, including, but not limited to, noise, dust, light, and traffic. 
Uses on such property include various manufacturing, assembly, resource extraction, warehouse, 
entertainment, and other activities. It is the City of Redmond’s policy to support existing and future 
uses in BP, MP, and I zones as allowed in the Redmond Zoning Code and Redmond Municipal Code, and 
that the undesirable and/or detrimental impacts described above are allowed up to the legal limit. 
Nothing in the Redmond Municipal Code or Redmond Zoning Code shall be construed to require that 
legal existing or future uses abate activities that are consistent with the Municipal Code and Zoning 
Code. 

2.  This notice shall be recorded against this property and any future subdivisions of this property as 
long as the Business Park, Manufacturing Park, or Industrial zone that warranted this notice exists. This 
notice shall remain recorded against this property even if future subdivisions of the property are not 
within 300 feet of the Business Park, Manufacturing Park or Industrial zone that warranted this notice.  
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ADEQUATE PUBLIC FACILITIES AND UNDERGROUNDING OF UTILITIES 

Sections: 
21.17.010   Adequate Public Facilities and Services Required. 

21.17.020   Electrical Equipment and Wiring. 

21.17.010 Adequate Public Facilities and Services Required. 

A. Purpose. The purpose of this section is to ensure that public facilities and

…

F. Adequate Streets, Sidewalks, and Trails. Except as provided in RZC 21.17.010.B.3, it shall be a condition of

approval for development permits that public improvements, including paving, curbs, sidewalks, storm drainage,

street lights, and underground utilities (except as provided for in RZC 21.17.020), conforming to the standards

adopted by the Technical Committee shall be installed by the applicant prior to final approval or occupancy as

follows. The construction Construction of new or remodeling of an existing accessory dwelling units shall be

exempt from this section, as well as the teardown and rebuild of an existing single-family home, shall be

exempt from this section. except where public street improvements and/or sidewalks are already in place,

soon to be installed by others, or in construction adjacent to or near the subject parcel to maintain and

provide continuity of safe motorized and non-motorized connectivity.

1. This subsection shall apply to:

a. New commercial, industrial or residential construction (multifamily, middle housing on infill lot,

and new single-family home on infill vacant lot)

b. New subdivisions and short subdivision

c. Dedication of private streets
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d.  Remodeling or additions to existing commercial, industrial, or multifamily residential buildings or 

conversions to these uses that increases gross floor area by 20 percent or greater, or any alterations or 

repairs which exceed 100 percent of the value of the previously existing structure. 

e.  Remodeling or additions to existing single-family residential buildings that increases the gross 

floor area by 100 percent or more, or any alterations or repairs which exceed 100 percent of the 

value of the previously existing structure. The decision maker may waive this requirement if any of 

the conditions set forth in subsection 21.17.010.B.3 are present. 

2.  All new uses or development shall be served by adequate streets, sidewalks, and trails. Street 

improvements shall as a minimum include half the street abutting the property, but may extend to full 

street improvements to ensure safe movement of vehicles, bicyclists, or pedestrians. Additional 

construction may also be required beyond the property frontage to the minimum extent to ensure safe 

movement of vehicles, bicyclists, or pedestrians, to ensure safe walking conditions for students who walk to 

and from school, or to connect with nearby improvements within one-tenth (1/10) of a mile. Streets, 

sidewalks, and trails are adequate if all of the following conditions are met: 

<<Administrative note: no changes to subsections a through d. Subsection e was previously repealed; subsections 

f through h are re-lettered as a result>> 

ef.  Other public improvements may be required by the RZC as part of street improvements for 

development. These may include, but are not limited to, sidewalks, street lights, landscaping, street 

trees, pedestrian and equestrian paths, curb ramps, safety railings, guard rails, traffic calming 

measures, and transit and bicycle facilities. 

fg.  The proposed circulation system of a proposed subdivision, short subdivision, or binding site plan 
shall intersect with existing and anticipated streets abutting the site at safe and convenient locations, 
as determined by the decision maker. 

gh.  Every lot upon which one or more buildings are proposed to be erected, or a traffic-generating 
use is proposed to be established, shall establish safe access as follows: 

i.  Safe passage from the street right-of-way to building entrances for transit patrons and other 
pedestrians, in accordance with the requirements of RZC 21.58, Community Design Standards RZC 
21.60, Citywide Design Standards. 

ii.  Direct access from the street right-of-way, fire lane, or a parking space to any part of the 
property as needed to provide public services in accordance with adopted standards (e.g., fire 
protection, emergency medical service, mail delivery, and trash collection). 

iii.  Direct access from the street right-of-way, driveway, alley, or other means of ingress and 
egress approved by the City of Redmond to all required off-street parking spaces on the premises. 
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3. Sidewalks, Walkways, Trails, Bikeways, Bike Lanes, Bicycle Routes, and other Nonmotorized
Connections.

a. Required location and installation. As development occurs, sidewalks, walkways, trails, bikeways,
bike lanes, bicycle routes or other nonmotorized connections shall be provided and installed within
public rights-of-way or easements that guarantee public access, Trails, walkways, and bikeways shall
follow the routes shown in the Comprehensive Plan, but may vary if connections between points are
maintained. In determining the location of walkways, trails, bikeways, bike lanes, and bicycle routes,
the following factors shall be considered in determining requirements for and locations of required
improvements:

i. Compliance with the Comprehensive Plan, including the Transportation Master Plan;

ii. The need to improve access to public facilities;

iii. The need to connect a development with various ways, such as streets, trails, bikeways, and
walkways;

iv. The need to provide access between developments and uses;

v. Compliance with standards in RZC 21.17.010.F.2;

vi. Need for sidewalks on both sides of a street;

vii. The feasibility of constructing the facility in the proposed route;

viii. Compliance with Appendix 2, Standard Specifications and Details; and

ix. Compliance with RZC 21.10, Downtown Regulations, RZC 21.12, Overlake Regulations, RZC
21.13, Marymoor Village Southeast Redmond Regulations, and RZC 21.08, Neighborhoods and
Mixed-Use Residential Regulations.

… 

21.17.020 Electrical Equipment and Wiring. 

B. Requirements for Wiring and Electrical Equipment.

1. Existing aerial wiring shall be relocated underground and new facilities installed underground

within a property and within the public right-of-way abutting the property when one or more of

the following occurs:

a. Subdivisions are developed;
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b.  Short subdivisions are developed; 

c.  Local improvement districts and utility local improvement districts are developed; 

d.  Street or utility improvements are undertaken;, except for those associated with Middle 

Housing development and Single-Family Homes on infill lots; 

e.  Binding site plans are developed; 

… 

2.  Wiring for electrical, communication, and other purposes serving a building or property shall 

be relocated or placed underground from the point of primary distribution to within a property 

when one of the following occurs: 

… 

d.  Construction of new single-family or middle housing residences, including teardown and 

rebuild of an existing single-family home, or remodeling or additions to any type of existing 

residential building that increases gross floor area by 20 percent or more, or any alterations or 

repairs which exceed 100 percent of the value of the previously existing structure. 

 

<<Administrative note: no changes to remainder of RZC 21.17 in this package.>> 
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Exhibit 12: Chapter 21.20 

AFFORDABLE HOUSING 

Sections: 
21.20.010   Purpose. 

21.20.020   Applicability. 

21.20.030   General Requirements and Incentives. 

21.20.040   Implementation Provisions. 

21.20.050   Alternative Compliance Methods. 

21.20.060   Supplemental Requirements. 

21.20.070   Affordable Senior Housing. 

21.20.080   Affordable Housing Agreement. 

21.20.010 Purpose. 

The purpose of this chapter is to: 

A. Implement the responsibility of the City under the state Growth Management Act to provide for

housing opportunities for all economic segments of the community.

B. Help address the shortage of housing in the City for persons of low and moderate incomes, helping

to provide opportunities for low- and moderate-income persons who work in the City to live here, rather

than in locations distant from employment that contribute to increased length and number of vehicle

trips.

C. Help facilitate an adequate affordable housing supply in the City by offsetting the pressure on

housing costs resulting from high job growth and construction of high-end housing.

D. Preserve and create opportunities for affordable housing as the City continues to grow.

E. Encourage the construction of housing that is affordable to seniors of Redmond.
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21.20.020 Applicability.   

A.  This chapter applies to: 

1.  All new residential and mixed-use developments; 

2.  All new senior housing developments and congregate care dwelling units, not including nursing 

homes. 

 
View map of area where affordable housing regulations apply 

 

B.  Payment in lieu applies to qualifying developments in the Neighborhood Residential Zone as 

defined in RZC 21.20.060.A.1.b. 

 

… 

21.20.030 General Requirements and Incentives. 

A.  Pursuant to RCW 36.70A.540, the City finds that the higher income levels specified in the definition 

of “affordable housing” set forth in the definitions section of this Zoning Code are necessary to address 

local housing market conditions in the City. The income levels specified in the definitions section of this 

Zoning Code shall therefore be are used in lieu of the “low-income household” income levels set forth in 

RCW 36.70A.540.   

B.  Certain provisions in this section such as affordability levels, quantity of required affordable housing 

units, payment in lieu obligations, development unit count thresholds for applicability of affordable 

housing requirements, and bonuses, and other considerations, may not apply or may be superseded as 

otherwise specified in RZC 21.20, Affordable Housing or RMC Chapter 3.38 Multifamily Housing Property 

Tax Exemption. 

C. Unless superseded in RZC 21.20, Affordable Housing or elsewhere in the Redmond Zoning Code, At 

at least 10 percent of the units in new housing developments in those areas specified in RZC 21.20.020, 

Applicability, of 10 units or greater must be affordable housing units made affordable to households 

508



Ch. 21.20 Affordable Housing, Draft 1.3 | Redmond Zoning Code Page 3 of 18 

For adoption 

 

earning up to 80 percent AMI, adjusted for household size. RZC 21.20 requirements pertaining to 

affordable unit household earnings shall must be adjusted for household size.  

D. There are no bonus market rate units or density bonuses for affordable housing units unless 

otherwise specified. At least one bonus market-rate unit is permitted for each affordable housing unit 

provided. In areas where density limitation is expressed as a Floor Area Ratio (FAR), density bonuses 

will be calculated as an equivalent FAR bonus.  

E. Reserved. Each 50 percent AMI affordable housing unit provided counts as two 80 percent AMI 

affordable housing units for the purpose of satisfying the affordable unit requirement under 

subsection RZC 21.20.030.C of this section. For purposes of computing bonus market-rate units under 

subsection RZC 21.20.030.D of this section, two bonus market-rate units are permitted for each 50 

percent AMI affordable housing unit provided. 

F. Rounding. The number of required affordable housing units is determined by rounding fractional 

numbers up to the nearest whole number from 0.5. Certain provisions in this section on rounding may 

not apply or may be superseded as otherwise specified in RZC 21.20 Affordable Housing or RMC Chapter 

3.38 Multifamily Housing Property Tax Exemption. 

G. Reserved. If applicable, any bonus market-rate units shall not be included in the total number of 

the housing units when determining the number of required affordable housing units. 

H. Reserved. If additional density is achieved as a result of a rezone, the determination of whether 

market-rate bonus units shall be permitted and the number of bonus units permitted will be 

determined on a site-specific basis. The number of bonus units, if any, shall be established in the 

ordinance adopting the rezone. Considerations for whether bonus units will be permitted include but 

are not limited to the following: (1) the number of total units as a result of the rezone and (2) the 

capacity of the site for development, taking into account the potential for adverse impacts such as to 

traffic, parking, or environmental issues.  

I.  Depending on the level of affordability provided, the affordable housing units may be eligible for the 

transportation impact fee exemptions described in RMC 3.10.105. 

J.  Multifamily properties providing affordable housing may be eligible for property tax exemption as 

established in RMC Chapter 3.38. 

K.  Measurement in square feet of floor area of all affordable units shall be are defined by the gross 

leasable area within the unit. 
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L.  Accessory Dwelling Units (ADUs) shall not may be used to meet the requirements of this section in 

the Neighborhood Zones, provided that the ADU is at least 900 square feet. (Ord. 2733; Ord. 2803; 

Ord. 2883; Ord. 2958; Ord. 2978) 

21.20.040 Implementation Provisions. 

The following requirements shall must be met for all affordable housing units created through any of 

the provisions of RZC 21.20, Affordable Housing: 

A.  Affordable housing units that are provided under this section shall must remain as affordable 

housing for a minimum of 50 years from the date of initial owner occupancy for ownership owner-

occupied affordable housing units and for the life of the project for rental renter-occupied affordable 

housing units. At the sole discretion of the Administrator, a shorter affordability time period, not to be 

less than 30 years, may be approved by the City for ownership owner-occupied affordable housing 

units, in order to meet federal or state financial underwriting guidelines. 

B.  Prior to the issuance of any permit(s), the Administrator shall will review and approve the location 

and unit mix of the affordable housing units consistent with the following standards: 

1.  The location of the affordable housing units shall must be approved by the Administrator, with 

the intent that they generally be intermingled with all other dwelling units in the development. 

2.  The tenure (ownership or rental) of the affordable housing units shall must be proportionally 

the same as the tenure for the rest of the housing units in the development. Tenure, for the 

purposes of this section, refers to whether the units are owner-occupied or renter-occupied.  

3.  The affordable housing units shall must consist of a mix of number of bedrooms that is 

generally proportionate to the bedroom mix of units in the overall development. 

4.   The affordable housing units shall must consist of a mix of housing structure types that is 

generally proportionate to the mix of housing structure types in the overall development. However, 

the Administrator has the discretion to approve proposals for the use of cottages, duplexes, 

triplexes, and other housing structure types, to meet the requirements of this section. 

5.  The size of the affordable housing units, if smaller than the other units with the same number of 

bedrooms in the development, must be approved by the Administrator. In general the affordable 

housing units may be as small as 500 square feet for a studio unit, 600 square feet for a one 
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bedroom unit, 800 square feet for a two bedroom unit, or 1,000 square feet for a three bedroom 

unit. However, the Administrator has the discretion not to approve proposals for smaller units 

based on the criteria that rooms within the units provide adequate space for their intended use. 

6.  The exterior materials and design of the affordable housing units must be comparable with the 

other dwelling units in the development, with similarity in building finishes, rooflines and 

landscaping. The interior finish, durability, and quality of construction of the affordable housing 

units shall must at a minimum be comparable to entry level rental renter-occupied or ownership 

owner-occupied housing in the City. The affordable housing units shall must include water and 

energy saving fixtures and support potential electrification hook-ups if the other dwelling units in 

the development contain those fixtures and potential hook ups. 

7. The affordable housing units shall must consist of a mix of number of bedrooms that is generally 

proportionate to the bedroom mix of units in the overall development. 

C.  Construction of the affordable housing units shall must be concurrent with construction of market-

rate dwelling units unless the requirements of this section are met through RZC 21.20.050, Alternative 

Compliance Methods. The Affordable Housing Agreement provided for in Section 21.20.080 shall must  

include provisions describing the phasing of the construction of the affordable units relative to 

construction of the overall housing. This can allow for sequencing of construction of the affordable units 

to be interspersed with construction of the overall housing units. 

D.  The City reserves the right to establish in the Affordable Housing Agreement referred to in RZC 

21.20.080, monitoring fees for the Affordable Housing Units, which can be adjusted over time to 

account for inflation. The purpose of any monitoring fee is for the review and processing of documents 

to maintain compliance with income and affordability restrictions of the Affordable Housing Agreement. 

Effective on: 4/16/2011 

21.20.050 Alternative Compliance Methods. 

A.  While the City strongly prefers to achieve affordable housing on-site, the Administrator may approve 

a request for satisfying all or part of the affordable housing requirements with alternative compliance 

methods proposed by the applicant, if they meet the intent of this section. 

B.  The project proponent may propose one or more of the following alternatives, and must 

demonstrate that any alternative achieves a result better than providing affordable housing on-site.,  
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as determined by the Administrator. Housing units provided through the alternative compliance 

method must be based on providing the same type and tenure of units as the units in the project that 

give rise to the requirement. 

1.  Affordable housing units may be provided off-site if the location chosen does not lead to undue 

concentration of affordable housing in any particular area of the City. Preference shall will be given 

for the location of the off-site affordable unit in the same neighborhood planning area, and the site 

must be near employment opportunities and transit services. No individual property that receives 

off-site affordable housing units may have more than 25 percent of its units as affordable housing 

units, unless the property will be utilizing public funding sources for affordable housing. 

2. Cash payments in lieu of providing actual housing units may be provided and will be used only for 

the subsequent provision of affordable housing units by the City or other housing provider 

approved by the Administrator. 

a. Requests to provide cash payments in lieu of providing actual housing units may only be 
approved by the Administrator if there is an imminent and viable affordable housing project 
available to receive the cash payments. 

b. Payments in lieu shall must be based on the estimated financial cost of providing affordable 
housing units on site. The Administrator may consider and require any reasonable method to 
calculate the estimated financial cost of providing affordable housing units on site. For example, 
calculating the in lieu cash payment on the difference between the cost of construction for a 
prototype affordable housing unit on the subject property, including land costs and 
development fees, and the revenue generated by an affordable housing unit. Regardless of 
method, the in lieu cash payment obligation shall must exceed the estimated financial cost of 
providing affordable housing units on site by at least 10 percent.  

c. Factors to consider when evaluating whether requests meet the “better” criterion of RZC 
21.20.050.B include, but are not limited to: the length of time it takes to produce the affordable 
units, the location of affordable units and nearby amenities, the quantity of affordable units 
produced, the affordability levels of household incomes served, the inclusion of project 
components that benefit the public or meet community needs, the duration of affordability for 
the units, and equity considerations such as remediating racially disparate housing impacts. 
Other criteria may be included as determined by the Administrator.  

d. In making a decision on alternative compliance, the Administrator will consider the value of 
any City incentives available to the project, such as property tax exemptions established in RMC 
Chapter 3.38. 

e. The payment obligation will be established prior to the issuance of building permits or 
preliminary plat approval for the project. The payment obligation shall be due prior to issuance 
of any building permits for the project. The payment obligation must be paid prior to issuance 
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of a building permit consistent with a development approval. Where a building permit is not 
required for the development activity, the in lieu payment must be paid prior to issuance of 
the permit that authorizes the development activity. 

3.  The Administrator may consider other options for satisfying the affordable housing 

requirements, as proposed by the project proponent. Proposals may only be approved if the 

proposals demonstrate a public benefit greater than the underlying affordable housing 

requirements of RZC 21.20. Proposals must be approved as a condition of the entitlement process. 

C.  Timing.  

1.  Application for and approval by the Administrator for alternative compliance must be made 

prior to issuing a building permit for the project, unless otherwise permitted by the Administrator. 

2.  Application for off-site alternative compliance must document the timing that off-site 

affordable housing units will be made available and provide assurances to ensure completion of the 

off-site affordable housing units. The intent is for affordable housing units to be provided before or 

at the same time as the on-site market rate housing. (Ord. 2883; Ord. 2978) 

Effective on: 6/17/2017 

21.20.060 Supplemental Requirements. 

A.  Neighborhood Zoning Districts.  

1. Neighborhood Residential Zone. 

a. Developments of eight or more housing units. When the total unit count for a 

development in the Neighborhood Residential zone is eight or more units, at At least 

12.5 percent of units in new developments, regardless of unit count,  shall must be 

made affordable to households earning up to 80 percent AMI. 

i. Fractional numbers of required affordable housing units must be rounded in 

accordance with RZC 21.20.030.F. 

ii. On-site affordable housing units provided by the development to meet the 

affordable housing requirement of RZC 21.20.060.A.1.a., also qualify the 

development for the additional dwelling units per lot standards of RZC 

21.08.200, Neighborhood and Mixed-Use Development Standards. 

513



Ch. 21.20 Affordable Housing, Draft 1.3 | Redmond Zoning Code Page 8 of 18 

For adoption 

 

b. Developments of seven or fewer housing units. When the total unit count for a 

development in the Neighborhood Residential zone is seven or fewer housing units, 

at least 12.5 percent of units in new developments, regardless of unit count, must be 

made affordable to households earning up to 80 percent AMI. This affordability 

requirement applies where one (1) detached single-family home or dwelling unit is 

proposed to be redeveloped into another one (1) detached single-family home or 

dwelling unit. Rounding. Fractional numbers of required affordable housing units shall 

are not rounded to the nearest whole number. and Instead, the associated fractional 

affordable housing affordability requirement shall must be satisfied through cash 

payments in lieu of providing a full on-site affordable housing unit, as described in RZC 

21.20.060.A.1.b.ii through v. Developments retain the option to satisfy this fractional 

number of required affordable housing units with a full on-site affordable housing unit.  

i. The payment in lieu payment amounts shall will be published with other City 

fee updates or schedules and made available to the public. 

ii. Per RZC 21.08.143.B.1.b 21.08.200, Neighborhood and Mixed-Use 

Development Standards, two additional dwelling units are allowed per lot (for 

a total of eight dwelling units allowed per lot) if at least one affordable unit, 

made affordable to households earning up to 80 percent AMI, is provided on-

site on the same lot. The payment in lieu will not be required for that 

development if the development provides an on-site affordable housing unit.  

Other density bonus and bonus market-rate unit provisions of RZC 21.20 shall 

not apply to developments in this zone. 

iii. Payments in lieu shall must be based on the difference between the cost of 

construction for a prototype affordable housing unit on the subject property, 

including land costs and development fees, and the revenue generated by an 

affordable housing unit. The Administrator retains the discretion to review and 

approve other in lieu methods that comply with the requirements and 

considerations of RZC 21.20.050.B.2.b Alternative Compliance Methods. 

iv. As an alternative to the payment in lieu values published in the schedules as 

set forth in this section, applicants required to fulfill affordable housing 

obligations may request that such payments in lieu be calculated according to 

an independent study. Such independent studies shall must be submitted by 

the applicant and will be reviewed by the Administrator. The Administrator is 

not required to accept the alternative study if the Administrator determines 

the study is not accurate or reliable or if the study does not meet the following 

standards: 
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A. The study shall must follow accepted practices and methodologies. 

B. The study shall must use acceptable data sources, and the data shall 

must be comparable with the uses and intensities proposed for the 

proposed development activity. 

C. The study shall must comply with applicable State laws. 

D. The study, including any data collection and analysis, shall must be 

prepared and documented by professionals qualified in their 

respective fields. 

E. The study shall must show the basis upon which the independent in 

lieu payment calculation was made. 

v. The payments in lieu shall be categorized by the typology of the dwelling unit 

structures, as identified in the table below. The examples of the table are for 

illustrative purposes and do not limit the category to solely those example 

typologies.  

Table RZC 21.20.060.A.1.b.v Structure Typology Categories for Payments in Lieu 

Structure Typology Examples 

Detached Cottages 

Attached 

(Vertically Aligned or Side-by-Side Orientation) 
Townhomes 

Attached 

(Horizontally Aligned or On-Top Orientation) 
Stacked Flats 

The Administrator has the discretion to review applications and determine which Structure 

Typology shall apply to structures on the lot, for the purposes of satisfying the requirements of 

   

v. vi. The total calculated value of the payment obligation shall must be 

established prior to issuance of any building permits for the project and shall 

be due prior to issuance of any building permits for the project. Payment in 
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lieu obligations must be paid to the City prior to scheduling the 441-

sheetrock nailing inspection or nearest equivalent. Where a building permit 

is not required for the development activity, the payment in lieu obligation 

must be paid prior to issuance of the permit that authorizes the development 

activity. 

 

2. Neighborhood Multifamily Zone. 

a. At least 10 percent of rental renter-occupied units in new developments, regardless of 

unit count,  shall must be made affordable to households earning up to 50 percent 

AMI. 

b. At least 12.5 percent of ownership owner-occupied units in new developments, 

regardless of unit count,  shall must be made affordable to households earning up to 

80 percent AMI. 

c. The density bonus and bonus market-rate unit provisions of RZC 21.20 shall not apply 

to developments in this zone. 

c. Rounding. Fractional numbers of required affordable housing units shall not be 

rounded and the associated affordability requirement shall be satisfied through cash 

payments in lieu of providing a full on-site affordable housing unit. Developments retain 

the option to satisfy this fractional number of required affordable housing units with a 

full on-site affordable housing unit.  

i. The payment in lieu payment amounts shall be published with other City fee 

updates or schedules and made available to the public. 

ii. Payments in lieu shall be based on the difference between the cost of 

construction for a prototype affordable housing unit on the subject property, 

including land costs and development fees, and the revenue generated by an 

affordable housing unit. The Administrator retains the discretion to review 

and approve other in lieu methods that comply with the requirements and 

considerations of RZC 21.20.050.B.2.b Alternative Compliance Methods. 
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iii. As an alternative to the payment in lieu values published in the schedules as 

set forth in this section, applicants required to fulfill affordable housing 

obligations may request that such payments in lieu be calculated according 

to an independent study. Such independent studies shall be submitted by the 

applicant and reviewed by the Administrator. The Administrator is not 

required to accept the alternative study if the Administrator determines the 

study is not accurate or reliable or if the study does not meet the following 

standards: 

A. The study shall follow accepted practices and methodologies. 

B. The study shall use acceptable data sources, and the data shall be 

comparable with the uses and intensities proposed for the 

proposed development activity. 

C. The study shall comply with applicable State laws. 

D. The study, including any data collection and analysis, shall be 

prepared and documented by professionals qualified in their 

respective fields. 

E. The study shall show the basis upon which the independent in lieu 

payment calculation was made. 

iv. The payment obligation shall be established prior to issuance of any building 

permits for the project and shall be due prior to issuance of any building 

permits for the project.  

3. Neighborhood Mixed-Use Zone. 

a. At least 10 percent of units in new developments, regardless of unit count, must be 

made affordable to households earning up to 80 percent AMI. 
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B.  Mixed-Use Zones. Southeast Redmond Neighborhood. 

1. Marymoor Design District.  

a. Other Zones in the Marymoor Design District.  

i. i.  At least 10 percent of the units in new owner-occupied housing 

developments of 10 units or more must be affordable to a household having 

an annual income of 70 percent of the area median income, adjusted for 

household size. 

ii. ii.  At least 10 percent of the units in the new renter-occupied housing 

developments of 10 units or more must be low-cost affordable units. 

iii. iii.  The provisions of RZC 21.20.030.C, D, E, and H shall not apply. 

1. Corridor Mixed-Use Zone. 

a. At least 10 percent of units in new developments, regardless of unit count, shall must 
be made affordable to households earning up to 80 percent AMI. 

2. Urban Mixed-Use Zone. 

a. At least 15 percent of renter-occupied units in new developments, regardless of unit 

count, must be made affordable to households earning up to 50 percent AMI. 

b. At least 15 percent of owner-occupied units in new developments, regardless of unit 

count, must be made affordable to households earning up to 80 percent AMI. 

Alternatively, developments may satisfy this requirement by instead providing 

affordability at the parameters listed below: 

i. At least 12 percent of owner-occupied units at 50 percent AMI; or 

ii. At least 13 percent of owner-occupied units at 60 percent AMI; or 
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iii. At least 14 percent of owner-occupied units at 70 percent AMI. 

 

C.  Reserved.  

D  Urban Centers.  

1. Marymoor Village Center. 

a. At least 15 percent of renter-occupied units in new developments, regardless of unit 

count, must be made affordable to households earning up to 50 percent AMI. 

b. At least 15 percent of owner-occupied units in new developments, regardless of unit 

count, must be made affordable to households earning up to 80 percent AMI. 

Alternatively, developments may satisfy this requirement by instead providing 

affordability at the parameters listed below: 

i. At least 12 percent of owner-occupied units at 50 percent AMI; or 

ii. At least 13 percent of owner-occupied units at 60 percent AMI; or 

iii. At least 14 percent of owner-occupied units at 70 percent AMI. 

2. 1. Overlake Metro Center. 

a. At least 12.5 percent of rental renter-occupied units in new developments, regardless 

of unit count, shall must be made affordable to households earning up to 50 percent 

AMI. 

b. At least 12.5 percent of ownership owner-occupied units in new developments, 

regardless of unit count, shall must be made affordable to households earning up to 

80 percent AMI. 

c. The density bonus and bonus market-rate unit provisions of RZC 21.20 shall not apply 

to developments in Overlake. 
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dc. To encourage residential development in the Overlake Metro Center center area, the 

early-adopter provisions identified in the table below shall must be utilized to calculate 

the minimum affordable housing requirements for renter-occupied units. The “number 

of total housing units” shall means the total number of housing units (affordable and 

otherwise) with vested applications within the Overlake Metro Center center where 

affordable housing units are required, and which have not received funding from public 

sources. There shall be is no early-adopter provisions for owner-occupied units.  

Table RZC 21.20.060.D.1.d 

Number of Total Market Rate Housing 
Units in Overlake Metro Center center 

Renter-Occupied: Minimum Percent of Affordable 
Housing Units and AMI Level Requirements 

First 150 market rate units 12.5% of units at 80% AMI 

Second 150 market rate units 12.5% of units at 70% AMI 

Third 150 market rate units 12.5% of units at 60% AMI 

All subsequent units Base requirements in RZC 21.20 .060.D.1.a 

 

3. 2. Downtown Center.  

a. At least 10 percent of renter-occupied units in new developments, regardless of unit 

count, must be made affordable to households earning up to 80 percent AMI. 

b. At least 10 percent of owner-occupied units in new developments, regardless of unit 

count, must be made affordable to households earning up to 80 percent AMI. 

c. Development in Downtown will receive a square footage density credit equal to the 

square footage of the affordable housing units provided on-site, or the square 

footage of the affordable housing units provided off-site pursuant to RZC 21.20.050, 

Alternative Compliance Methods. This square footage credit can be converted to 

TDRs pursuant to RZC 21.48.010.G, Affordable Housing Bonus. The bonus is subject to 

the limitations of RZC 21.10.110.B, Downtown Height Limit Overlay. (Ord. 2733; Ord. 

2753; Ord. 2786; Ord. 2883; Ord. 2951; Ord. 3028) 

520

https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=023


Ch. 21.20 Affordable Housing, Draft 1.3 | Redmond Zoning Code Page 15 of 18 

For adoption 

 

E. Parking for rental Renter-Occupied -Housing Units 

1. If the project has a ratio of parking stalls per dwelling unit greater than 0.75 (averaged across 

the entire project), then the project shall must allocate parking as follows: 

a. A proportionate share of the parking stalls shall must be offered for lease to the 

affordable housing units. The proportionate share of parking stalls offered to 

affordable housing units shall must be a percentage of all parking stalls in the project, 

with that percentage set to be equal to the number of affordable housing units divided 

by the number of total housing units in the project. The number of proportionate 

share parking stalls for affordable housing units is determined by rounding fractional 

numbers up to the nearest whole number from 0.5.For example, if a project has 10 

affordable housing units, 90 market rate housing units, and a parking ratio of 0.75 

parking stalls per dwelling unit, then the project will have 75 total parking stalls and 

eight parking stalls must be offered for lease to the affordable housing units. 10 

affordable housing units / 100 total housing units = 10%, 75 parking stalls x 10% = 7.5 

parking stalls for affordable housing units, the 7.5 rounds up to eight parking stalls 

b. Market rate housing unit households which already lease one or more parking stalls 

shall cannot be offered further market rate parking stalls to lease until after those 

market rate parking stalls have been offered to all affordable housing units with no 

leased parking stalls.  

c. All parking stalls offered for lease to affordable housing unit households shall must be 

at a discounted price. The discounted price for the affordable housing parking stall 

shall must be equal to two-thirds of the average price of all the market rate parking 

stalls in that project. 

2. If the project has a ratio of parking stalls per dwelling unit less than or equal to 0.75 (averaged 

across the entire project), the parking requirements of this subsection shall do not apply. 

3. If more than fifty percent of the dwelling units in the project are affordable housing units, the 

parking requirements of this subsection shall do not apply. 

F. Affordable Housing on Faith-Based Property 

1. Affordable housing developments located on real property owned or controlled by a faith-

based organization at submittal of a complete building permit application shall be is eligible to 

receive a density bonus, provided that the following conditions are met: 

a. All the housing units within the affordable housing development are reserved for 

occupancy by eligible households whose annual income, adjusted for household size, is 

less than 80 percent of the median area income; and 
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b. The affordable housing development is part of a lease or other binding obligation that 

requires the development to be used exclusively for affordable housing purposes for 

the life of the project; and 

c. The site is not located in a Manufacturing Park or Industry zone in Southeast Redmond; 

and 

d. The affordable housing development does not discriminate against any person who 

qualifies as a member of an income eligible household on the basis of race, creed, 

color, national origin, sex, veteran or military status, sexual orientation, or mental or 

physical disability; or otherwise act in violation of the federal fair housing amendments 

act of 1988 (42 U.S.C. Sec. 3601 et seq.). 

2. All residential developments, new construction and rehabilitation, which meet the 

requirements of this subsection, shall be is eligible for the density bonus. 

3. Affordable housing developments, which meet the requirements of RZC 21.20.060.F.1, grant a 

density bonus to the whole property, upon which the affordable housing is located.  

a. The density bonus is equal to the maximum density of the underlying zone. The density 

bonus is in addition to the existing maximum density of the underlying zone, so that 

the total allowed density for the property becomes twice the standard maximum 

density of the underlying zone. 

b. Only density associated with the affordable housing developments may exceed the 

ordinary maximum density of the underlying zone. 

c. The density bonus and use associated with the affordable housing is allowed outright 

and not subject to conditional use approval. 

d. The density bonus includes a height bonus. The height bonus allows the property a 

maximum height equal to one story above the ordinary maximum story height of the 

underlying zone. Only height associated with the affordable housing developments 

may exceed the ordinary maximum height of the underlying zone. 

4. The faith-based organization in ownership or control of the property being developed, or 

development partners of the faith-based organization, must pay all fees, mitigation costs, and 

other charges required through the development of the affordable housing development. 

5.  “Faith-based organization” is defined in this subsection to be inclusive of the RCW 36.01.290 

definition of “religious organization”. 

Effective on: 2/27/2021 
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21.20.070 Affordable Senior Housing. 

A.  Except for Retirement Residences developing under RZC 21.08.370.C.3.b RZC 21.04.1190 

Retirement Residences, the affordable senior housing bonus may be used in any zone that allows 

retirement residences or multifamily housing. The bonus shall be is part of any land use application. 

Where the affordable housing bonus was requested in an earlier land use application, the bonus does 

not have to be requested in subsequent land use applications provided that the number of bonus units 

is included in the subsequent land use applications. If the bonus is approved, the land use shall must 

comply with the requirements of this section for the life of the use. 

B.  The development shall must be restricted to persons 55 years of age or older and handicapped 

persons as defined by federal law. At least 80 percent of the total housing units shall must be occupied 

by at least one person who is 55 years of age or older. Owners of affordable senior housing units shall 

must be required to verify annually that the occupancy requirements of this section are met as provided 

for in the Affordable Housing Agreement pursuant to RZC 21.20.070. It is the intent of this section to 

promote the provision of housing for older persons in compliance with the Housing for Older Persons 

Act (HOPA) 42 U.S.C. sec. 3607, as the same now exists or is hereafter amended, by providing a density 

bonus for affordable housing that meets the requirements of HOPA. 

C.  No conversion of occupancy to persons other than those specified by subsection RZC 21.20.070.B 

shall be are allowed without first complying with the underlying zoning and site requirements. The 

bonus shall does not apply to the property if it is no longer occupied by those persons specified by 

subsection RZC 21.20.070.B, and the bonus housing units shall must be eliminated unless otherwise 

authorized by the applicable development regulations. 

D.  If an affordable senior housing bonus application is approved, developments may exceed the 

allowed density of a zone by as much as 50 percent, provided that 50 percent of the bonus units are 50 

percent AMI affordable housing units. 

E.  The bonus shall will only be used in the multifamily or retirement residence development for which 

it is approved. The bonus application shall must be made as part of the first land use application made 

for the project. The decision maker for this application shall will decide the request for the bonus. 

F.  All site requirements and development standards of the Zoning Code shall apply to uses that obtain 

an affordable senior housing bonus with the following exceptions: 

1.  The site requirements that shall apply to the development (see applicable zone use charts RZC 

Use and Zone Based regulations charts in RZC 21.08.020 through 21.08.140)  shall must follow 

the zone which most closely matches the approved density of the use including density bonuses 
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and not the density of the underlying zone. This subsection shall does not apply to retirement 

residences. 

2.  Developments shall be designed to project a residential appearance through architectural 

design, landscaping, and building materials. 

Effective on: 4/16/2011 

21.20.080 Affordable Housing Agreement. 

Prior to issuing any building permit or final plat approval, an agreement in a form approved by the City 

that addresses price restrictions, home buyer or tenant qualifications, parameters for household 

maximum income recertification, phasing of construction, monitoring of affordability, duration of 

affordability, and any other applicable topics of the affordable housing units shall must be recorded 

with King County Department of Records and Elections. This agreement shall must be a covenant 

running with the land and shall must be binding on the assigns, heirs and successors of the applicant. 

The City may agree, at its sole discretion, to subordinate any affordable housing regulatory agreement 

for the purpose of enabling the owner to obtain financing for development of the property, consistent 

with any applicable provision of the Redmond Zoning Code in effect at the time of the issuance of the 

land use permit(s). 
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CHAPTER 21.22 

PUBLIC ART 

… 

 

21.22.020 Applicability. 

A. This chapter is applicable to the following sections and paragraphs of the RZC: 

1. Blank Wall Treatments (RZC 21.60.040.B.6. Blank Walls.) 

2. Administrative Design Flexibility & Development Agreements (RZC 21.76.070. C and L) 

3. Overlake and Marymoor Village Design District Incentive for Public Art (RZC 21.55 21.12.600 and 
RZC 21.13.220). This chapter is also applicable to voluntary proposals for the provision of public art 
that is publicly facing or located in the public realm. 

 

… 

 <<Administrator note: no other changes to this chapter>> 
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Redmond 2050: Update to reflect zoning district consolidation. 

Exhibit 14: 

Chapter 21.24 

FENCES 

21.24.030 Height. 

A. Maximum Height. The maximum height of fences shall be as follows, provided that the

requirements of RZC 21.52.040, Sight Clearance at Intersections, are met:

Table 21.24.030 

Maximum Fence Height 

Zones Permitted Height 

UR, RA-5, 

R-1 – R-30

NR, NMF

Six feet anywhere on the lot (see RZC 21.24.060, Additional Residential 

Neighborhood Requirements, for additional information) 

All other 

zones 

Eight feet anywhere on the lot, subject to landscaping requirements in RZC 21.32, 

Landscaping 

1. Maximum fence height may be exceeded without the requirement for a variance when specified in
federal or state requirements due to safety and security. Documentation of this requirement shall be
provided by the applicant and approved by the Administrator.

… 

21.24.050 Electric, Barbed Wire, and Swimming Pool Fences. 

Electric, barbed wire, and swimming pool fences are permitted or required as follows: 
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Table 21.24.050 

Electric, Barbed Wire, and Swimming Pool Fences 

Fence 

Type 
Permitted Zones Special Requirements 

Other Code 

Requirements 

(A) Electric 
Fences 

UR, RA-5, R-1 

May be used in 
conjunction with 
the keeping of 
large domestic 
animals where 
allowed in NR R-4 
through NMF R-30 
zones. 

A. Permanent signs must be posted every 50 
feet stating that the fence is electrified. 
B. Fences, appliances, equipment, and materials 
must be listed or labeled by a qualified testing 
agency and be installed in accord with 
manufacturer’s specifications. 
C. Except in the UR zone, all electric fences must 
be set back at least two feet from property lines 
adjacent to public rights-of-way and N-R R-4 
through N-MF R-30 zones, and a second and 
more substantial fence with a mesh size small 
enough to prevent a child from reaching 
through, shall be located along the property line. 
D. Prohibited when fronting shoreline public 
access areas (Shoreline Public Access System 
Map, Figure S-1 of the Shoreline Master 
Program). 

All electric fences 
must comply with 
RMC Chapter 
15.12, Electrical 
Code. 

(B) Barbed 
or Razor 
Wire 
Fences 

UR, RA-5, R-1 

but not along 
property lines 
adjacent to other 
residential and 
commercial 
zones. 

A. Commercial storage, utility and public uses 
may use barbed wire only on top of a fence at 
least six feet in height. The barbed wire shall not 
extend more than 18 inches above the top of 
the fence. 
B. Prohibited when fronting shoreline public 
access areas (Shoreline Public Access System 
Map, Figure S-1 of the Shoreline Master 
Program). 

None 

(C) 
Swimming 
Pool 
Fences 

All zones All outdoor swimming pools must be 
surrounded with a fence at least five feet in 
height. 

All swimming pool 
fencing must 
comply with King 
County Health 
Department 
requirements. 

21.24.060 Additional Residential Neighborhood Requirements. 

A.  The following additional fence, rockery wall, and retaining wall requirements apply to 

properties located in the neighborhoods listed. The boundaries of each neighborhood are set 
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forth in the Redmond Comprehensive Plan, Map LU-1. RZC 21.08, Residential Regulations, Map 8.3, 

Redmond Neighborhoods map. Where a conflict exists between the neighborhood requirements 

in this section and the other provisions of this chapter, the requirements of this section shall 

control. Where there is no specific regulation listed for the neighborhood, the other provisions 

of this chapter control. 

Table 21.24.060 

Additional Neighborhood Requirements 

Neighborhood Applicability 
Fence or Wall 

Height 
Design Requirements 

Other 

Requirements 

Education Hill Applies to fences 
and walls in the 
front yard 
setback or 
adjacent to public 
recreational trails. 

42 inches when 
built in the front 
setback 
(See Figure 
21.24.060, except 
where home fronts 
onto arterial 
street.) 

A. No sight-obscuring 
fencing materials 
allowed. 
B. Fence must be of a 
non-solid type, such as 
split rail fencing or split 
rail fencing combined 
with dark-colored vinyl or 
powder-coated chain link 
fence. 

New gated 
communities in 
short 
subdivisions 
and 
subdivisions 
with security 
fencing are 
prohibited. 

North 
Redmond 
(except Wedge 
Subarea) 

Applies to fences 
and walls in the 
front yard 
setback or 
adjacent to public 
view corridors, 
and public 
recreational trails. 

42 inches in any 
front setback area, 
and 42 inches in 
any street side or 
rear setback area 
adjacent to an 
identified 
pedestrian or 
public view 
corridor. 
(See Figure 
21.24.060) 

A. No sight-obscuring 
fencing materials 
allowed. 
B. Fence must be of a 
non-solid type, such as 
split rail fencing or split 
rail fencing combined 
with dark-colored vinyl or 
powder-coated chain link 
fence. 

None 

North 
Redmond 
Wedge 
Subarea 

Applies to the 
Wedge Subarea 
defined in the 
Neighborhoods 
Element of the 
Comprehensive 
Plan. 

No special height 
requirements 

Private residential fences 
may be constructed and 
maintained along and 
west of the western edge 
of the required 
maintenance easement 
for retaining systems on 
the west side of 
Redmond-Woodinville 
Road. 
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Table 21.24.060 

Additional Neighborhood Requirements 

Neighborhood Applicability 
Fence or Wall 

Height 
Design Requirements 

Other 

Requirements 

Willows/Rose 
Hill 

Applies to fences 
in the front yard 
setback. 

42 inches No special design 
requirements 

New gated 
communities in 
short 
subdivisions 
and 
subdivisions 
with security 
fencing are 
prohibited. 

 
… 
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Redmond 2050:  Minor amendments to be consistent with other RZC updates. 

Draft date: 5/12/25 – for adoption 

Exhibit 15: 

CHAPTER 21.32 

LANDSCAPING Updates to Sections: 
21.32.040 Landscape Area Requirements 

21.32.050 General Landscape Standards. 

21.32.070 Urban Landscaping Standards 

21.32.100  Ecological Score Requirements. 

21.32.110 Parking Lot Landscaping Standards 

<< Administrative note: no changes to other sections in RZC 21.32 >> 

… 

21.32.040 Landscape Area Requirements. 

Minimum landscape area requirements are set forth in Table 21.32.040. 

Table 21.32.040 Minimum Landscaping Requirements 

Landscaping Standard Location Applicable Maximum Percentage of 
Hardscape, as Percentage of 
Required Landscaped Area* 

General ALL n/a 
Urban Landscaping 
Standard (RZC 
21.32.070) 

Overlake, Downtown, and Marymoor Village 
Centers 

50% 

Neighborhood Mixed-Use Neighborhood 
Multifamily, Corridor Mixed-Use, and Urban 
Mixed-Use Zones 

35% 

Residential 
Landscaping Standard 
(RZC 21.32.080) 

Neighborhood Residential and Neighborhood 
Mixed-Use zones 25% n/a 

Urban Recreation, Semi-Rural Residential n/a 
Non-Residential 
Landscaping Standard 
(RZC 21.32.090) 

Business Park, Manufacturing, Industrial 
zones 

25% 

* Maximum amount of impervious or hardscaped landscape area (such as patios, plazas, walkways, walls
and fences, water features such as fountain or pool; excluding sidewalks).

… 
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21.32.050 General Landscape Standards. 

A. All setbacks, buffers, open spaces, pervious surfaces, plazas, parks, site and building entrances, 
pedestrian walkways, service areas, and parking lots shall be landscaped incorporate landscaping with 
plant materials. 

… 

21.32.070  Urban Landscape Requirements 

A. Applicability.  This section applies to developments that are mixed-use residential structures and 
multi-family structures. 

B. General Urban Landscaping Requirements. 

1. Plazas and common open spaces shall be landscaped to create visual interest by providing a variety of 
colors, heights, and forms of foliage, soften building edges, and reduce the impact of elements such as 
noise or wind. 

2. The quantity of trees, shrubs, and other plant materials shall be designed to meet the size and 
function of the plaza or open space. 

3. Residential Landscaping. All required yards and common open space areas shall be landscaped. 
Additional landscaping requirements shall apply as follows: 

a. In addition to RZC 21.32.050 General Landscape Standards, all new development shall provide the 
following landscaping quantities.  

i.  One tree for each 125 square feet of required open space; and 

ii.  Three shrubs of no less than five-gallon size shall be provided for each tree planted. 

C. Plantings Along Streets. At a minimum, planting strips along streets shall include street trees per the 
City’s standards for type and species. Where space allows, planting areas should include other 
vegetation suitable for an urban setting. The table below includes special requirements applicable to 
specific urban centers. 

TABLE 21.32.070.C Planting Along Streets 

Urban Center Planting Along Streets Special Requirement 

Downtown No additional requirements 

Overlake Metro 
Center 

Tree planting pits on streets that include Furniture Zones per RZC Appendix 7, Overlake 
Village Street Requirements, shall be covered with cast-iron tree grates of a type that 
meets ADA requirements 
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OBAT Tree planting pits on streets that include furniture zones per RZC Appendix 7 shall be 
covered with tree grates of a type that meets ADA requirements. 

Marymoor 
Village Centers 

Planting Along Streets shall include street trees, stormwater infiltration facilities, or 
both, consistent with the adopted 2017 Marymoor Subarea Infrastructure Planning 
Report or its successor 

 

D. OBAT Landscaping Standards 

1. Applicability. This section applies to developments within the OBAT Zone.  

2.  Required Landscape Areas 

a.  Landscaped areas at least 20 feet in width shall be provided in the locations shown on Map 
12.5, Overlake Business and Advanced Technology (OBAT) Required Landscape Areas. 

b.  The landscaped areas shall be planted with the following materials: 

i.  Minimum of one tree per 200 square feet of landscaped area. No more than 40 
percent of trees may be deciduous. 

ii.  Evergreen shrubs, a minimum of five gallon in size. The area covered by the shrubs 
shall equal at least one-third of the landscaped area frontage. 

iii.  Groundcover plantings to cover the ground within three years. 

iv.  Plant materials shall be drought tolerant and at least 50 percent native or climate 
resilient species by area. 

v.  Trees and other plant materials required by this section shall be located so that they 
effectively screen the development from bordering residential properties.  

c.  Up to 20 percent of the area may be used for streets, driveways, utility crossings, trails, or 
ground level features such as patios. Other structures may not be placed in required landscape 
areas. 

d.  Required landscape areas may be counted towards required open space, required pervious 
surfaces, setbacks, and other requirements in the Use and Bulk Regulations that they meet. 

4.  Supplemental Landscape Area Requirements.  

a.  Purpose. The purpose of the supplemental landscaped area requirements is to protect 
nearby uses from the potential adverse impacts of more intense uses due to noise, glare, and 
the scale of development in locations where the lots are large enough for larger landscaped 
areas than required by other provisions of the Redmond Zoning Code. Landscaped areas shall be 
required in the locations set forth on Map 21.32.070.D, Overlake Business and Advanced 
Technology (OBAT) Required Landscape Areas. 
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Map 21.32.070.D 
Overlake Business and Advanced Technology (OBAT) Required Landscape Areas 

 

Note: Online users may click the map for a full-size version in PDF format. 

 

b.  The width of all required landscaped areas shall be measured at right angles to the property 
line. Regardless of right-of-way expansions in the future due to purchases, dedications, the 
granting of easements, or any other means, the landscaped area shall be measured from the 
property line as it existed on July 1, 2010. 

c.  Notwithstanding any other provision of this title, the 100-foot greenbelt along the portion of 
Bellevue-Redmond Road identified above in Map 21.32.070.D, Overlake Business and Advanced 
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Technology (OBAT) Required Landscape Areas, shall be planted and maintained so that it blocks 
vision from the unaided human eye through the greenbelt along both sides of Bellevue-
Redmond Road from ground level to a height of 55 feet above the ground surface. This 
greenbelt shall consist of an evergreen canopy, a middle story of deciduous and evergreen trees, 
and an understory of shrubs, plants, and smaller trees. While the plants shall be primarily of 
types native to the area, soils and microclimate, nonnative ornamental plants may also be 
included. 

d.  Existing significant trees within the landscaped areas and open space shall be retained when 
possible. Berms within the landscaped and open space areas should be planted with a mixture 
of medium-scale evergreen trees and shrubs to provide additional visual screening to nearby 
properties. 

e.  The greenbelts and landscaped areas provided for in this section shall comply with the 
applicable requirements of RZC 21.32, Landscaping, and RZC 21.72, Tree Preservation, except as 
specifically provided by this section. 

… 

21.32.100 Ecological Score Requirements. 

A.  The purpose of this section is to enhance the city’s ecological functions by promoting water 

conservation, restoring and preserving habitat, increasing energy efficiency, and creating value through 

significant economic, social, and environmental benefit. This requirement is designed to increase the quality 

and canopy of planted areas within the city while promoting flexibility in design of landscaped areas. 

B.  An applicant is required to comply with ecological score requirements below: 

1.  With the exception of Marymoor Village Center, when a required landscaped area exceeds 500 

square feet, an applicant shall achieve an ecological score of 20 or greater, based on the techniques 

listed in the table below, in any combination. 

2.  In Marymoor Village Center, an applicant shall achieve an ecological score of 30 or greater, 

based on the techniques listed in the table below, in any combination. 

3.  Scoring of points is awarded on the basis of a technique’s overall ecological benefit. 

4.  Techniques listed with an “*” can achieve an additional score of one point for every increase of 

10 percent. For example, using a technique that requires 40 percent of trees to be preserved, an 

additional point shall be awarded as follows: 
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Technique: 40% Tree Preservation 

Additional Point: 10% of 40 = 44% Tree Preservation 

5.  Every landscape plan shall include a minimum of three different techniques to achieve the total 

score and any one technique cannot exceed a maximum score of 10 points. 

6.  Techniques incorporating stormwater solutions shall comply with RMC Chapter 15.24, Clearing, 

Grading, and Stormwater Management. 

7. See RZC 21.58.3800 for option to utilize additional ecological score points (above requirements 

from this section) towards resiliency and sustainability design requirements. 

Table 21.32.060 

Ecological Score Requirements 

Technique 
Points 

Awarded - 
Downtown 

Points 
Awarded – 
Overlake 

Village 

Points Awarded 
- MDD and NDD 

Marymoor 
Village and 
Urban Mixed-
Use zones 

Points 
Awarded – 

Other zones 

1. 25% of the plants installed are Northwest adaptive 
and 25% of the plants installed are native.* 

5 points 5 points 5 points 5 points 

2. 40% of existing significant trees, including landmark 
trees, are retained. 

3 points 3 points 7 points 7 points 

3. Minimum of 25% of proposed trees are evergreens. 3 points 3 points 5 points 5 points 

4. Minimum of 25% of evergreen trees are greater than 
10 feet high at installation. 

3 points 3 points 5 points 5 points 

5. Minimum of 25% of deciduous trees are 3-inch 
caliper or greater at installation. 

3 points 3 points 5 points 5 points 

6. 10% increase over the minimum number of required 
replacement trees, street trees, or parking lot trees.* 

3 points 3 points 7 points 5 points 

7. Vegetated walls (including trellis, green tower or 
similar features) that have a minimum area of 300 
square feet. Additional points in increments of three 
shall be awarded for every 300 square feet of vegetated 
walls provided. 

5 points 5 points 5 points 3 points 

8. Proposed water features use recycled water. 3 points 3 points 3 points 3 points 
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Table 21.32.060 

Ecological Score Requirements 

Technique 
Points 

Awarded - 
Downtown 

Points 
Awarded – 
Overlake 

Village 

Points Awarded 
- MDD and NDD 

Marymoor 
Village and 
Urban Mixed-
Use zones 

Points 
Awarded – 

Other zones 

9. Minimum of 25% of landscaped areas are designed 
with long-term irrigation from harvested rainwater 
(such as rain barrels).* 

3 points 3 points 5 points 5 points 

10. Minimum of 25% of landscaped areas are designed 
with landscaping that does not require irrigation after a 
three-year period. 

3 points 3 points 3 points 3 points 

11. Minimum of 50% of landscaped areas where native 
soils are preserved on-site. 

4 points 4 points 7 points 7 points 

12. 5% of common open space or 25 square feet per 
unit, is reserved as a food garden.* 

5 points 5 points 7 points 3 points 

13. Green roofs that provide 10% of roof coverage.* 5 points 5 points 7 points 5 points 

14. Landscape roofs that provide 10% of roof coverage.* 2 points 2 points 5 points 2 points 

15. Installed trees that will attain an average 30-foot-
spread canopy in 10 years within parking lots. 

5 points 5 points 7 points 3 points 

16. 10% of roof coverage dedicated to solar panel 
installation.* 

5 points 5 points 5 points 5 points 

17. 25% of the total landscaped area as pollinator 
garden- Natives and ornamental plants that are nectar 
and pollen-producing to attract pollinating animals.  

3 points 3 points 3 points 3 points 

 
 
 
 
 
 
21.32.110   Parking Lot Landscaping Standards. 

  <<Administrative note: No changes to RZC 21.32.110 subsections A through C.>> 

D.  General Requirements.  

<<Administrative note: no changes to RZC 21.32.110.D subsections 1 through 7.>> 

8.  Parking lot perimeter landscaping shall be measured from the property line. 
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Table 21.32.110 
Parking Lot Interior Landscaping Table 

Interior Landscaping 20-150 spaces 151+ spaces 

Landscaping required 5 percent 7 percent 

Maximum contiguous landscape area 500 square. feet 1,500 square feet 

Perimeter Landscaping Minimum width of planter strip from property line 

Parking spaces: Street Frontage Interior Lot Line 

0 – 100 5 feet 5 feet 

100 – 499 10 feet 5 feet 

500 – 1,000 15 feet (10 feet)* 10 feet 

1,000+ 20 feet (10 feet)* 10 feet 

Landscaping Co-Located with Rain Gardens or Bioretention (Interior or Perimeter) 

 20-150 spaces 151+ spaces 

Minimum width in all directions 12 feet 12 feet 

Maximum tree spacing 40 feet on center 40 feet on center 

Minimum size of mature canopy (deciduous 
species) 

30 feet 35 feet 

Minimum quantity of conifers (percentage of 
total trees) 

NA 30% 

*If a rain garden or bioretention facility is not co-located within the planter, the planter width may be reduced with 
provision of three-foot-high fence or hedge between parking lot and street side planter, subject to review and approval 
by the Administrator Design Review Board. 

 

<<Administrative note: no changes to remainder of RZC 21.32 in this package.>> 
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REDMOND 2050 Edits:  Clarifications on public vs. private open spaces 

DRAFT Date: 01/17/25 – for adoption 

Exhibit 16: 

CHAPTER 21.36 

OPEN SPACE 

<< Administrative note: no changes to other sections of this chapter. >> 

21.36.030 Types of Open Space. 
A. Types of open space form a hierarchy. Conservation open space is of greatest importance in site design,
followed by recreation, urban, and indoor amenity open space.

1. Conservation Open Space. Undeveloped land and natural features worthy of preservation primarily
for their scenic or aesthetic value and landscape areas. Such open space may consist of, but is not
limited to, wooded areas, agricultural land, open valley floors, pastures and fields. Resource areas where
plants, animals, water, air and soil have been left in an undisturbed state or areas of historical value.
Such open space may consist of, but is not limited to, Natural Resource Parks, wetlands, watercourses,
rivers, lakes, ponds, flood zones, ravines, steep slopes, wooded areas, wildlife areas and nature trails.

2. Recreation Open Space. Recreation areas and facilities that meet recreation needs of city residents.
Such open space may provide for active or passive open space uses and may consist of, but not be
limited to, landscaped right of-way, buffer areas, landscape areas, parks, walkways, bikeways, para-
courses, golf courses, tot-lots, recreation buildings, and outdoor activity areas, such as tennis, basketball
and sport courts, and swimming pools.

3. Urban Open Space. Outdoor areas and facilities in an urban setting that provide users access to areas
to relax and/or recreate. These spaces may be privately or publicly accessed. Such open space may
consist of, but is not limited to sitting areas, plazas, patios, balconies, roof top patios and gardens, tot-
lots, dog runs, community gardens, mid-block pedestrian paths and court yards and are built of high-
quality materials that can withstand frequent and intense use.

4. Indoor Common Amenity Space. Indoor areas that provide residents and tenants with space to relax,
recreate and gather that is open to all residents and tenants. Common amenity space may be provided
in forms such as gyms, communal kitchens, media rooms, game rooms, study rooms, and coworking
space. Lobbies are not considered common amenity space.
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B. Public Access to open space. To implement the goals of the PARCC Plan and the Comprehensive Plan a variety 

of public and private spaces will be needed. All open space types are spaces that could be either public or 

private. The scale of public access for these spaces and the review process is shown in Table 21.36.030.B.  

 

Table 21.36.030.B Open Space Public Access Scale 

 Required Open 
Space 

Publicly Accessible 
Enhanced Amenity 

Spaces (PEAS) 

Privately Owned 
Public Spaces 

(POPS) 
Public Parks 

Purpose Meet the vision and 
goals for the 
neighborhood and 
PARCC Plan to provide 
recreational and 
community gathering 
opportunities and 
enliven the pedestrian 
environment. Serve 
one or more of: 
buffering, preservation 
of natural areas, and 
active and passive 
recreation. 

Meet the vision and 
goals for the 
neighborhood, PARCC 
Plan, Economic 
Development Strategic 
Plan, and Redmond 
Comprehensive Plan to 
provide recreational 
and community 
gathering 
opportunities, enliven 
the pedestrian 
environment, and 
provide activation 
including support for 
small businesses. 

Public spaces and park 
amenities for the 
enjoyment and 
activation of the city, 
usually in exchange for 
development 
incentives or as an 
alternative to Park 
Impact Fees 

The Redmond park 
system is composed of 
a hierarchy of various 
park types, each 
offering recreational 
opportunities and 
natural environmental 
functions. Collectively, 
the park system is 
intended to serve the 
full range of 
community needs.  

Ownership 
Model Private Private Private Public 

Lead for 

Programming 
Private Private Private Public 

Review 
Authority 

Planning & Community Development Services 
Department Parks & Recreation Department 

Other RZC 21.36 and 21.58 RZC 21.36 and 21.58 
 
Incentives in RZC 21.55 

By Agreement w/ City 
 
Community 
engagement process 
require 

Master Planning 
Required 

 

539



Ch. 21.40 Parking Standards, Draft 2.0 | Redmond Zoning Code Page 1 of 19 

For adoption 

Exhibit 17: Chapter 21.40 

PARKING STANDARDS 

Sections: 
21.40.010   Vehicle Parking. 

21.40.020   Bicycle Parking Requirements and Standards. 

21.40.030   Electric Vehicle Charging Stations. 

21.40.010 Vehicle Parking. 

A. Purpose. The purpose of the parking standards is to:

1. Ensure that parking facilities are properly designed and located in order to meet the parking needs
created by specific uses;

2. Promote efficiency and safety in the design and location of parking facilities; and

3. Protect surrounding land uses from adverse impacts commonly associated with parking facilities.

B. Scope. The regulations adopted in this chapter apply to all parking facilities located within the City.

C. Administration. In the administration of this section, the following rules shall be used:

1. Nonconforming Parking.

a. A development that met the parking requirements in effect at the time it was approved but that
does not have sufficient parking spaces to meet the current requirements of this chapter, may
continue to operate with the parking deficiency as long as no enlargement is made that would require
additional parking spaces;

b. When a development with nonconforming parking is enlarged so as to require additional parking
spaces, the requirements of this chapter shall apply only to the enlargement;

c. When a preexisting building with nonconforming parking is remodeled or rehabilitated but not
enlarged, the existing use of the building may continue without providing additional parking. In the
event that the land use is increased by an addition of building square footage, the minimum level of
parking required, including bicycle parking required by this chapter, consistent with the increased land
use affected by the change must be provided, or an approved Mobility Management Program, as
provided in RZC 21.52.020, Mobility Management Program, must be implemented for the site that
effectively reduces parking demand;

d. When additional uses are placed on the same lot with the nonconforming parking or an enlarged
lot of which the lot with nonconforming parking is a part, the requirements of this chapter shall apply
only to the additional use; and
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e. Parking in Downtown, Overlake, and Marymoor Village Design Districts. 

i. Developments with nonconforming parking shall not be required to provide additional parking 
spaces when a change of use occurs or minor improvements are performed, provided that the 
change of use or minor improvement do not enlarge the structure or increase the amount of 
nonconformity.  

ii. Developments, sites, and structures where a portion of the site and/or structures have been 
obtained under threat of condemnation shall not be required to provide additional parking 
spaces than that which was sufficient to meet the requirements in place during the most recent 
development or construction of the site.  

2.  Separate Parking Facilities. A parking facility that is required for one establishment shall not be 
considered as part of the parking facility required for any other enterprise, except for cooperative parking 
as provided in RZC 21.40.010.F, General Parking Requirements. 

3.  Site Plan Entitlement Required. All proposed parking facilities are subject to the Site Plan Entitlement 
Process of RZC 21.76.070.Y, Site Plan Entitlement. 

4.  Car-Sharing Parking. In all zones except Neighborhood Residential R1 through R8, required parking 
spaces may be occupied by car-sharing vehicles. 

D.  Required Off-Street Parking.  

1.  The minimum required and maximum permitted number of off-street parking spaces for each land use 
is noted in the Parking Ratio Column of each zone. Where calculations of parking requirements result in 
fractional amounts, they shall be rounded up if 0.5 or over. 
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Table 21.40.010.D Required Off-Street Parking 

 Parking Ratio: Unit of Measure (Minimum Required, Maximum Allowed) 

Use Class 
Within 1/4 Mile of Frequent Transit or in 
a TOD Focus Area 

In a Center, not within 1/4Mile of Frequent 
Transit, not in a TOD Focus Area All Other Locations 

Residential1 

Dwelling unit, detached Dwelling unit (0, --) Dwelling unit (0, --) Dwelling unit (1.0, --) 
Dwelling unit, attached Dwelling Unit (0, --) Dwelling Unit (0, --) Dwelling unit (1.0, --) 
Accessory dwelling unit Dwelling unit (0, --) Dwelling unit (0, --) Dwelling unit (0, --) 
Tiny home Dwelling unit (0, --) Dwelling unit (0, --) Dwelling unit (0, --) 
Cottage Dwelling unit (0, --) Dwelling unit (0, --) Dwelling unit (0, --) 
Dwelling unit, 
multifamily Dwelling Unit (0, 1.0) Dwelling Unit (0.5, 1.25) Dwelling Unit (0.5, 2.0) 

Mixed-use residential 
structure Dwelling Unit (0, 1.0) Dwelling Unit (0.5, 1.25) Dwelling Unit (0.5, 2.0) 

Permanent supportive 
housing, transitional 
housing 

Dwelling Unit (0, --) Dwelling Unit (0, --) Dwelling unit (0.51.0, --) 

Group Home / Congregate Housing 
Dormitory or residential 
suite Bed (0, 1.0) Bed (0, 1.0) Bed (0, 1.0) 

Adult family home Dwelling unit (0, 2.0) Dwelling unit (0, 2.0) Dwelling unit (1.0, 2.0) 
Long-term care facility Patient bed (0, 0.25) Patient bed (0, 0.25) Patient bed (0.25) 
Residential care facility Patient bed (0, 0.25) Patient bed (0, 0.25) Patient bed (0.25) 

Retirement residence 
Without skilled nursing: unit (0, 1.0) 
With skilled nursing: worker on largest 
shift (0, 1.0) 

Without skilled nursing: unit (0, 1.0) 
With skilled nursing: worker on largest 
shift (0, 1.0) 

Without skilled nursing: unit (1.0) 
With skilled nursing: worker on largest 
shift (1.25) 

Emergency housing or 
emergency shelter Bed (0, 1.0) Bed (0, 1.0) Bed (0, 1.0) 

Lodging 
Bed and breakfast inn or 
boarding house Rental room (0, 1.0) Rental room (0, 1.0) Rental room (1.0) 

Hotel or motel Rental room (0, 1.0) Rental room (0, 1.0) Rental room (1.0) 
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General Sales or Service 
Retail sales 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 5.0) 
Cannabis retail sales 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 5.0) 
Business and service 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 5.0) 

Food and beverage 
1,000 sq ft gfa (0, 5.0) 
No requirement for kiosks and vending 
carts 

1,000 sq ft gfa (0, 7.5) 
No requirement for kiosks and vending 
carts 

1,000 sq ft gfa (0, 9.0) 
 

Drive-up stand No requirement No requirement No requirement 
Animal kennel/shelter 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 5.0) 
All other general sales or 
service 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 5.0) 

Arts, Entertainment, and Recreation 
Arts, Entertainment, 
Recreation, and 
Assembly 

1,000 sq ft gfa (1.0, adequate to 
accommodate typical use) 

1,000 sq ft gfa (2.0, adequate to 
accommodate typical use) 

1,000 sq ft gfa (2.0, adequate to 
accommodate typical use) 
 

Golf course   Adequate to accommodate typical use 
Natural and other 
recreational parks 

1,000 sq ft land area (0, adequate to 
accommodate typical use) 

1,000 sq ft land area (0, adequate to 
accommodate typical use) 

1,000 sq ft land area (0, adequate to 
accommodate typical use) 

Adult entertainment 
facilities 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 

Water enjoyment use No requirement No requirement No requirement 
Piers, docks, floats, and 
other water-oriented 
accessory structures 

No requirement No requirement No requirement 

Education, Public, Health, and Other Institutions 
Education, government, 
health care and other 
institutions 

1,000 sq ft gfa (0, adequate to 
accommodate typical use) 

1,000 sq ft gfa (0, adequate to 
accommodate typical use) 

1,000 sq ft gfa (2.0, adequate to 
accommodate typical use) 

Day care center Employee on maximum shift (0, 1.0) Employee on maximum shift (0.5, 1.0) Employee on maximum shift (0.5, 1.0) 
Family day care provider No requirement No requirement No requirement 

Faith-based and 
funerary 

Assembly uses: 1,000 sq ft gfa (5.0, 10.0) 
or fixed seats (0.1, 0.2) fixed seats 
All other uses: 1,000 sq ft gfa (1.0, 3.0) 

Assembly uses: 1,000 sq ft gfa (5.0, 10.0) 
or fixed seats (0.1, 0.2) 
All other uses: 1,000 sq ft gfa (2.0, 3.0) 

Assembly uses: 1,000 sq ft gfa (7.5, 
10.0) or fixed seats (0.2) 
All other uses: 1,000 sq ft gfa (2.0, 5.0) 

Secure Community 
Transition Facility Adequate to accommodate typical use Adequate to accommodate typical use Adequate to accommodate typical use 
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All other uses 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 
Manufacturing and Wholesale Trade 
Manufacturing and 
wholesale trade 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 

Artisanal manufacturing, 
retail sales, and service 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 3.0) 1,000 sq ft gfa (0, 5.0) 

Cannabis processing 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 
All other uses 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 
Transportation, Communication, Information, and Utilities 
All uses except those 
below 1,000 sq ft fga (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 1,000 sq ft gfa (2.0, 5.0) 

Rapid charging station; 
local utilities; regional 
utilities; wireless 
communication 
facilities; automobile 
parking facilities; 
heliport; float plane 
facility 

No requirement No requirement No requirement 

Agriculture 
All uses No requirement No requirement No requirement 
Other 
Construction-related 
business 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 

Mining and extraction 
establishment 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (1.0, 3.0) 1,000 sq ft gfa (2.0, 3.0) 

Wetland mitigation 
banking No requirement No requirement No requirement 

 

1 There is no minimum off-street parking requirement for middle housing located within one-half mile of a major transit stop as defined in RCW 
36.70A.030 or its successor.

544



Ch. 21.40 Parking Standards, Draft 2.0 | Redmond Zoning Code Page 6 of 19 

For adoption 

 
2. All multifamily and non-residential development over 1,000 square feet of gross floor area must 
include at least two accessible parking spaces, even if doing so would exceed the required off-
street parking minimums or maximums or exceed Americans with Disabilities Act (ADA) 
requirements. In the case where an accessible space would exceed ADA requirements, the Code 
Administrator may approve designating adjacent on-street parking as a designated accessible space 
in lieu of providing an on-site space. Existing on-street spaces that are designated as accessible can 
be counted toward the requirements of this subsection. The Code Administrator may waive the 
requirements to provide accessible parking in excess of ADA requirements if the Code 
Administrator determines that 1) requiring the spaces would 2) not meet the nexus and rough 
proportionality tests as described in RZC 21.17.010.B.2, or 3) substantially impact the feasibility of 
the project.  

3. The Administrator may approve alternative minimum parking requirements for specific uses on 

specific development sites where the land use permit applicant demonstrates, through a parking 

study prepared by a qualified expert, that the alternative requirement will provide sufficient 

parking to serve the specific use without adversely impacting other uses and streets in the vicinity. 

The Administrator may require the recording of a covenant or other instrument restricting the use 

of the property to the specific use for which the alternative minimum parking requirement was 

approved. Where a parking study does not demonstrate that available parking stalls will adequately 

serve the proposed use, reductions below the minimum requirement may be approved if a Mobility 

Management Program that effectively reduces parking demand as provided in RZC 21.52.020, 

Mobility Management Program, is approved and recorded with the property. 

The Technical Committee may require alternative parking programs if there is a need to reduce 

overall parking to alleviate significant adverse environmental impacts. 

4. Required parking may be provided off site within 600 feet of the site, unless otherwise approved 

by the Administrator, when secured by an easement. 

E.  Design Requirements for Parking Facilities.  

1.  Parking space and aisle dimensions for parking facilities shall meet the standards set forth in the 

Table 21.40.010 entitled “Minimum Parking Spaces and Aisle Dimensions.” The Technical 

Committee may approve alternate designs not meeting these standards when a qualified 

Transportation Engineer demonstrates that the alternate design proposal meets more current and 

accepted standards such as ITE and/or ULI parking dimensional standards. 

2.  Surface of Parking Facilities. Parking facilities for commercial and industrial establishments shall 

be paved. Parking facilities for other uses may be surfaced with gravel or other materials if the 
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Technical Committee determines that adequate provision has been made for drainage and water 

quality and that adjacent property will not be adversely impacted. 

3.  Markings for Parking Spaces and Traffic Flow. Parking facilities shall have a permanent means of 

showing entrances and exits, traffic direction, and parking spaces, except where the Administrator 

finds that compliance with such requirements is unnecessary or impractical because of the nature 

or configuration of the facility or adjacent streets. 

4.  Vehicle Circulation Between Adjoining Property Required. Parking lots shall be designed to 

provide for off-street vehicle circulation to adjoining property and parking areas where physically 

feasible, except that driveways and parking aisles may not cross interior pedestrian walkways 

within 75 feet of a street front in the Downtown. (See RZC 21.10.300, Public Realm Standards 

21.10.150, Pedestrian System.) The Technical Committee may modify the minimum separation 

between a vehicular crossing and the street through the Land Use Permit Review Process when 

consistent with public safety. 

5.  Driveway Location and Design. Standards for driveways are found in RZC Appendix 2, 

Construction Specification and Design Standards for Streets and Access. 

6.  Backing Into Streets Generally Prohibited. Parking facilities shall be designed so exiting vehicles 

are not required to back into streets, except for residential uses of less than four single-family 

homes or middle housing developments with eight or fewer dwellings dwelling units per lot on 

residential local access streets. 

7.  Wheel Stops in Parking Facility. The Technical Committee may require wheel Wheel or bumper 

stops are required to prevent vehicles from overhanging walkways, property lines, or other limits of 

a parking facility and to prevent damage to landscaping. 

8.  Off-Street Loading/Unloading Space. Parking facilities for service vehicles shall be designed to 

avoid encroaching on other parking areas or public streets while loading vehicles are parked or 

maneuvering to park. Loading and unloading space shall be accommodated on site, except for 

single-family homes or middle housing developments with eight or fewer dwelling units per lot 

on residential local access streets. 

9.  Walkways Required. Clearly identify walkways, separated from traffic lanes and vehicle 

overhangs, shall be provided from parking areas to the entrances of establishments. 

10.  Pedestrian Access from Parking to Public Pedestrian System. Convenient, marked pedestrian 

access shall be provided from parking areas to interior and street front pedestrian walkways, and 

the Sammamish River Trail where appropriate, as determined by the Technical Committee. 
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11. Compact Stalls in Mixed-Use Developments. Compact parking stalls in a mixed-use 
development assigned to the non-residential component of the development may constitute no 
more than 50 percent of the total number of non-residential parking stalls. 

12.  Landscaping Required. Landscaping requirements for parking facilities are in RZC Chapter 
21.32, Landscaping. 

13.  Sight Screening Required. Sight screening requirements for parking facilities are in RZC 
Chapter 21.32, Landscaping. 

14.  Retail facilities with over 250 parking stalls shall require a minimum of one standard size stall 
clearly marked in yellow on pavement “EMERGENCY PARKING ONLY.” The location of the parking 
stall shall be as close as possible to major entries. Large retail facilities may require one stall per 
entry at the discretion of the Technical Committee. 

15.  Design requirements for disabled parking stalls are contained in An Illustrated Handbook for 
Barrier Free Design, Washington State Rules and Regulations. A current edition is kept on file with 
the Building Official. 

16.  Tandem parking may be used to meet the parking requirements for residential uses. Each pair 
of tandem parking stalls shall only be for one dwelling unit. A tandem pair of parking stalls shall 
have no more than one compact parking stall. 

17.  Mechanical, stacked parking may be used to meet minimum parking requirements when 
included within a garage, or completely screened by a screening method reviewed. 

18.  Parking Area Location and Design Criteria in the Downtown Neighborhood. Parking areas 
within the Downtown neighborhood shall meet the following criteria regarding RZC 21.10.300, 
Public Realm Standards. 21.10.150, Pedestrian System. 

a.  General. On Type I and II pedestrian walkways per Map 21.10.300, Downtown Street 

Typology 10.3, Downtown Pedestrian System, parking lots shall not be located between the 

street and the building. Parking lots and ground floor parking garages shall be separated from 

streets by building areas at least 20 feet deep (excluding vehicle access points) which are 

developed as, and made available for, pedestrian-oriented businesses. (See Figure 21.40.010A 

below.) 
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Figure 21.40.010A 

Parking Area Location and Design Criteria in the Downtown Neighborhood 

 

Providing space for pedestrian-oriented business along parking garage frontage facing pedestrian-

oriented streets 

b.  Surface Parking Lots on One Type I and II Pedestrian Walkways. If the subject property 

abuts a Type I or II pedestrian walkway, the maximum width of the parking lot parallel to and 

within 20 feet of the Type I or II pedestrian walkway may not exceed the lesser of 61 feet or 75 

percent of the lot frontage. See Figure 10.2 below. Except, public and quasi-public parking lots 

may occupy 100 percent of the lot frontage, excluding perimeter landscaping. 
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Figure 21.40.010B 

Surface Parking Lots on One Type I and II Pedestrian Walkways 

 

 

c.  Surface Parking Lots on Two Type I and II Pedestrian Walkways. If the subject property 

abuts two or more Type I or II pedestrian walkways, the following regulations apply: 

i.  Parking lots may be within 20 feet of only one of the Type I or II pedestrian walkways. 

Variations meeting the intent may be approved through site plan review. (See Figure 

21.40.010 below.) Public and quasi-public parking lots may be within 20 feet of two or 

more pedestrian walkways. 
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Figure 21.40.010C 

Surface Parking Lots on Two Type I and II Pedestrian Walkways 

 

 

ii.  The maximum width of the parking lot within 20 feet of a Type I or II pedestrian 

walkway may not exceed the lesser of 61 feet or 75 percent of the site frontage, if 

possible. Except, public and quasi-public parking lots may occupy 100 percent of the lot 

frontage, excluding perimeter landscaping. 

d.  Surface Parking Lots on Streets with Other Than Type I or II Pedestrian Walkways. Surface 

parking lots on streets with other than Type I or II pedestrian walkways may occupy no more 

than 45 percent of the lot width, up to a maximum of 130 feet. Except, public and quasi-public 

parking lots may occupy 100 percent of the lot frontage, excluding perimeter landscaping. 
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Figure 21.40.010D 

Illustrative Parking Space and Aisle Dimensions 

 

Table 21.40.010 

Design Requirements for Parking Facilities 

MINIMUM PARKING SPACE AND AISLE DIMENSIONS 

A B C D E F 

Parking Angle Stall Width Row Width Aisle Width Curb Length Bay Width 

Parallel 8.00 8.00 12.00 23.00 20.00 

30 8.50 16.50 11.00 17.00 27.50 

9.00 16.50 11.00 18.00 27.50 

9.50 17.50 11.00 19.00 28.50 

10.00 17.50 11.00 20.00 28.50 

45 8.50 18.50 13.50 12.00 32.00 

9.00 19.00 13.00 12.50 32.00 

9.50 19.50 13.00 13.50 32.50 

10.00 19.50 13.00 14.00 32.50 

60 8.50 20.00 18.50 9.50 38.50 
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Figure 21.40.010D 

Illustrative Parking Space and Aisle Dimensions 

9.00 20.50 18.00 10.50 38.50 

9.50 20.50 17.50 11.00 38.00 

10.00 20.50 17.00 11.50 37.50 

70 8.50 20.00 19.50 9.00 39.50 

9.00 20.50 19.00 9.50 39.50 

9.50 20.50 18.50 10.00 39.00 

10.00 21.00 18.00 10.50 39.00 

80 8.50 19.50 24.50 8.50 43.50 

9.00 19.50 24.00 9.00 43.50 

9.50 19.50 23.50 9.50 43.00 

10.00 19.50 23.00 10.00 42.50 

90 8.50 18.00 25.50 8.50 43.50 

9.00 18.00 25.00 9.00 43.00 

9.50 18.00 24.50 9.50 42.50 

10.00 18.00 24.00 10.00 42.00 

Notes: 
(Dimensions are in feet.) 
1. When parking lots may have substantial traffic by trucks or other large vehicles, the Administrator may establish larger 
minimum dimensions. 
2. At least 50 percent of the spaces must be a minimum of 18 feet long, two feet of which may overhang the curb. 
3. Up to 50 percent of the spaces may be 15 feet long, one foot of which may overhang the curb, and be designated for 
compact cars. Stall width for compact cars may be reduced by one foot. 
4. Aisle turns must be at least 14 feet in width. 
5. Requirements for accessible parking spaces are contained in RMC Chapter 15.08, Building Code. 
6. Aisle width, which is in column D of Table 21.40.010 for parking stalls with angle less than 70 degrees, shall be restricted to 
one-way traffic only. 

 

F.  General Parking Requirements.  

1.  Cooperative Parking Facilities. Cooperative parking facilities may be provided subject to the 

approval of the Technical Committee where two or more land uses can be joined or coordinated to 

achieve efficiency of vehicular and pedestrian circulation, economy of space, and a superior 
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grouping of buildings or uses. When cooperative parking facilities can be provided, the Technical 

Committee may reduce the on-site parking requirements based on any of the following criteria: 

a.  Peak demand occurs at distinctly different times. 

b.  The minimum required parking for a multi-tenant facility shall be based upon the minimum 

amount necessary to satisfy the highest average daily peak demand generated by the uses at a 

single time period. In no case shall the minimum required parking for a multi-tenant facility be 

less than 60 percent of the total required for all uses in the facility. 

c.  The continuation of the cooperative facility shall be assured by a sufficient legal document, 

such as a covenant or reciprocal easement agreement, or by participation in a local 

improvement district or parking cooperative or association. 

d.  Shared parking associated with multi-tenant retail and commercial facilities will be 

considered to be a cooperative parking facility. Lease agreements will satisfy the requirement 

for a sufficient legal document. 

3.  Parking in Building Setback Areas. In all Neighborhood residential zones, parking other than 

bicycle parking and parking in driveways is not permitted in front setback areas. In all other zones, 

parking is permitted in all setback areas subject to the requirements of the district and the 

following subsection F.4 of this section, Parking Restricted in Shoreline Areas. 

4.  Parking Restricted in Shoreline Areas. Parking facilities are prohibited in the waterfront building 

setbacks established in RZC 21.68.140, Parking Facilities Within Shorelines. 

G.  Parking and Storage of Recreational, Utility, and Commercial Vehicles and Vessels in Residential 

Neighborhoods.  

1.  Purpose. The intent of this section is to define permitted locations for the parking of 

recreational, utility, and commercial vehicles and vessels within residential areas of the City such 

that neighborhood quality and character are maintained. 

2.  Exemptions. Pickup or light trucks, 10,000 pounds gross weight or less, with or without a 

mounted camper unit, and that are primarily used by the property owner for transportation 

purposes, are exempt from this section. 

3.  Recreational and Utility Vehicles – Requirements.  
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a.  General Requirements. Recreational and utility vehicles may be parked in any area which is 

either residentially zoned or used for residential purposes, including Downtown, provided the 

following conditions are met: 

i.  Recreational and utility vehicles shall not intrude into a right-of-way or access 

easement or obstruct sight visibility from adjacent driveways, rights-of-way, or access 

easements. 

ii.  Recreational and utility vehicles shall be operable and maintained in a clean, well-kept 

state that does not detract from the appearance of the surrounding area. 

iii.  Recreational vehicles equipped with liquefied petroleum gas containers shall meet the 

standards of the Interstate Commerce Commission. Valves or gas containers shall be 

closed when the vehicle is stored, and, in the event of leakage, immediate corrective 

action must be taken. 

iv.  Recreational and utility vehicles shall not be parked in a waterfront building setback, 

on slopes greater than 15 percent, in designated open spaces or recreational areas, in 

critical areas, in critical area buffers, or in floodways. 

v.  Recreational vehicles may be occupied on a temporary basis not to exceed 30 days 

within one calendar year. 

vi.  Unless the International Building Code or International Fire Code dictates otherwise, 

there shall be no minimum building separation for recreational and utility vehicles. 

vii.  Screening Requirements. 

A.  When not parked on a driveway per subsection G.3.b.iii, Permitted Parking 

Locations – Within a front yard on a driveway, below, recreational and utility vehicles 

shall be screened as follows: 

1.  When parked in the street-side side yard setback of a corner lot as shown in 

Figure 21.40.010E, below, the length of recreational and utility vehicles shall be 

screened from public view; 
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Figure 21.40.010E 

Screening Requirements 

 

2.  When parked in the rear yard setback of a corner lot as shown in Figure 

21.40.010F, below, the length of recreational and utility vehicles shall be 

screened from public view; and 

Figure 21.40.010F 

Screening Requirements 
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3.  When parked in the interior side yard or rear yard setback of any lot as 

shown in Figure 21.40.010G, below, no additional screening is required as the 

building provides screening of the length of the vehicle from public view. 

Figure 21.40.010G 

Screening Requirements 

 

 

4.  Only one recreational or utility vehicle is allowed to be parked on a premises 

if parked and screened as shown in the examples above. However, more than 

one recreational or utility vehicle may be parked on the premises if the 

additional vehicles are completely screened from public view. 

B.  Screening shall be adequate to provide a solid barrier six feet in height. It may 

include Type 1 landscaping, fences, walls, earth berms, or any combination thereof. 

C.  Other screening may be required at the discretion of the Administrator. 

b.  Permitted Parking Locations. A vehicle may be located in the following areas listed in order 

of priority, provided the general requirements of subsection G.3.a of this section are met: 

i.  Within a vented garage or carport; 

ii.  In a side or rear yard; 
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iii.  Within a front yard on a driveway only, parked perpendicular to the front street. See 

Figure 21.40.010H, below. 

Figure 21.40.010H 

Permitted Parking Locations 

 

iv.  In other locations if determined by the Administrator to be less obtrusive than the 

above locations. Screening the recreational vehicle with landscaping, fencing, or a 

combination of the two may be required to meet this standard; 

v.  If none of the above locations are feasible, the recreational/utility vehicle must be 

stored off site. 

4.  Truck Tractors and Trailers, Large Commercial Vehicles and Vessels. Parking commercial vehicles 

and vessels over 10,000 pounds gross weight is prohibited in all Neighborhood residential zones 

except for school buses normally associated with transporting students to and from a school or 

religious facilities and parked on school or religious facility property. 

H.  Construction Parking Requirements and Contact Information.  

1.  A sign shall be posted on site and visible to the public throughout the duration of all 

construction activity per the Construction Contact Sign Handout. Construction activities consist of 

all site work including but not limited to grading, landscaping, infrastructure and building permit 

related construction. 
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a.  Applicant and contractor shall work with City planner prior to mylar signing to determine 

location(s) of sign(s). 

b.  Contact information shall remain up to date and visible at all times. 

c.  The assigned City planner shall be notified within two business days when contact person 

has been changed and a picture of the updated sign shall be emailed. 

d.  Construction parking requirements for the project shall be denoted on the bottom portion 

of the sign per handout instructions. 

 

<< Administrative note: there are no changes to RZC 21.40.020 or RZC 21.40.030 >> 
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Exhibit 18: 

Chapter 21.44 

SIGNS Sections: 

21.44.010   Signs and Street Graphics. 

21.44.020   Sign Design Standards. 

21.44.010 Signs and Street Graphics. 
… 

F. Permitted Sign Charts. The Permitted Sign Charts establish sign type, number, area, height,
and location requirements for the various zoning districts and are incorporated as a part of this
section.

Residential land uses not referenced to in the following permitted sign charts are not 
permitted to have signs, unless allowed elsewhere in this section. 

Standards for properties in Transition Overlay Areas can be found in RZC 21.05.600 21.50, 
Transition Overlay Areas. 

1. Freestanding/Monument Signs.
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Figure 21.44.010A 

Freestanding/Monument Sign 

 

 

 

 Table 21.44.010A 

Freestanding / Monument Sign Standards 

Zone 

Maximum 
Number of 
Monument 

Signs per Street 
Frontage per 

Establishment 

Minimum 
Setback 

from 
Property 

Line in 
Feet 

Maximum 
Height of 

Sign in 
Feet 

Maximum Size per Sign Face 
(Square Feet) 

Maximum 
Number 
of Sign 
Faces 

GC; VV; TR; BC; 
SMT; TSQ; RVBD; 
RR, CMU; DTC; 
UMU; OV; MMC; 
BCDD, MDD1 

1 5 A height 
equal to 
the sign 
setback up 
to 10 feet 

The smaller of one percent of 
the average gross floor area or 
25 percent of lineal street 
frontage where the sign is to be 
placed up to a maximum of 75 
square feet; but in any event, 25 
square feet is permitted 

4 

OT; TWNC; NC-2; 
AP; CMU; MP; I; BP; 
OBAT; MME; MMM 

1 5 A height 
equal to 
the sign 

The smaller of one percent of 
the average gross floor area or 
25 percent of lineal street 
frontage where the sign is to be 

4 
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 Table 21.44.010A 

Freestanding / Monument Sign Standards 

Zone 

Maximum 
Number of 
Monument 

Signs per Street 
Frontage per 

Establishment 

Minimum 
Setback 

from 
Property 

Line in 
Feet 

Maximum 
Height of 

Sign in 
Feet 

Maximum Size per Sign Face 
(Square Feet) 

Maximum 
Number 
of Sign 
Faces 

MDD2, MDD3, 
MDD4, MDD5 

setback up 
to 10 feet 

placed up to a maximum of 50 
square feet; but in any event, 25 
square feet is permitted 

UR; RA-5; NR,N-
MF, OUMF; NMU; 
DTE RVT; CTR; EH 

1 10 10 25 square feet 2 

 

Individual businesses in multiple-building complexes are not permitted to have 

freestanding/monument signs. Freestanding/monument signs are prohibited in the 

Neighborhood Mixed-Use Neighborhood Commercial 1 (NC-1) zones. In addition, Sign 

Programs are required for multiple-tenant buildings and multiple-building complexes. 

Figure 21.44.010B. Standard for Monument Sign 
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Individual businesses that choose to have a freestanding or monument sign may also have 

a maximum of one pedestrian-oriented blade sign or a pedestrian-oriented bracket sign 

per facade. Businesses that choose a pole sign shall not be permitted to have a pedestrian-

oriented blade sign or a pedestrian-oriented bracket sign. 

2.  Wall/Awning Signs.   

Figure 21.44.010C. Wall Sign 

 

 

 

 Figure 21.44.010D. Awning Sign 

 

562



Chapter 21.44 RZC, Signs, Draft 1.1 | Redmond Zoning Code – for adoption Page 5 of 13 

 

 

 Figure 21.44.010D. Awning Sign 

 Table 21.44.010B 

Wall / Awning Signs 

Zone 

Maximum 

Number of Wall or 

Awning Signs per 

Facade 

Maximum Sign Area (Square Feet) 

Maximum 

Sign Height 

(Feet) 

GC; NC-2; VV; TR; BC; 
SMT; TSQ; RVBD; RR, 
CMU; DTC; UMU; OV; 
MMC BCDD, MDD1 

1 The larger of 15 percent of the 
facade to which attached or 60 
square feet up to a maximum of 300 
square feet 

Top of the 
wall or 
facade to 
which 
attached 

OT; TWNC; NC-1; AP; 
MP; I; BP; OBAT; 
MME; MMM  
MDD2, MDD3, 
MDD4, MDD5 

 The larger of 15 percent of the 
facade to which the sign is attached 
or 30 square feet up to a maximum 
of 100 square feet 

Top of the 
wall or 
facade to 
which 
attached 

Nonresidential Uses 
in UR; RA-5; NR, N-
MF; OUMF; DTE RVT; 
CTR; EH 

1 60 square feet 20 feet 

Individual businesses are allowed either one wall sign or one awning sign per facade, with 

the exception of the Neighborhood Mixed-Use (NMU) zone Neighborhood Commercial 1 zone 

(NC-1). Within the NMU zone Neighborhood Commercial 1 zone, a maximum of one wall sign 

or one awning sign is permitted for each individual structure and the sign shall not face 

residential uses to the side, rear, or diagonally abutting to the NMU Neighborhood 

Commercial 1 (NC-1) zone. In addition, each individual business is allowed a maximum of 

either one pedestrian-oriented blade sign or one pedestrian-oriented bracket sign per 

facade. 

 

3.  Projecting Signs.  
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Figure 21.44.010E 

Projecting Sign 

 

 Table 21.44.010C 

Projecting Sign Standards 

Zone 

Maximum 

Number of 

Projecting Signs 

per Facade 

Maximum Area 

per Sign Face 

(Square Feet) 

Maximum Area 

Total of all Sign 

Faces (Square 

Feet) 

Maximum 

Height 

(Feet) 

GC; NC-1; NC-2; VV; 

TR; BC; SMT; TSQ; 

RVBD; RR, CMU; DTC; 

UMU; OV; MMC 

BCDD, MDD1 

1 15 square feet 30 square feet Top of the 

wall or 

facade to 

which 

attached 

OT; TWNC; AP; MP; I; 

BP; OBAT; MME; 

MMM MDD2, MDD3, 

MDD4, MDD5 

1 15 square feet 30 square feet Top of the 

wall or 

facade to 
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which 

attached 

Nonresidential Uses 

in UR; RA-5; NR; N-

MF; OUMF; NMU; 

DTE RVT; CTR; EH 

1 25 square feet 50 square feet 20 feet 

 

Individual businesses that choose to have a projecting sign instead of a wall or awning sign 

shall not be permitted to have a pedestrian-oriented blade sign or a pedestrian-oriented 

bracket sign. 
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4.  Blade Signs.  

Figure 21.44.010F. Blade Sign 

 

 Table 21.44.010D. Blade Sign Standards 

Zone 

Maximum 
Number of 

Blade Signs per 
Facade* 

Maximum Area 
per Sign Face 
(Square Feet) 

Maximum Area 
Total of all Sign 
Faces (Square 

Feet) 

Maximum 
Height (Feet) 

GC; NC-1; NC-2; VV; TR; BC; 
SMT; TSQ; RVBD; RR, CMU; 
DTC; UMU; OV; MMC; BCDD, 
MDD1 

1 6 square feet 12 square feet Top of the wall or 
facade to which 
attached 

OT; TWNC; AP; MP; I; BP; 
OBAT; MME; MMM MDD2, 
MDD3, MDD4, MDD5 

1 6 square feet 12 square feet Top of the wall or 
facade to which 
attached 

Nonresidential Uses in UR; 
RA-5; NR, N-MF; OUMF; NMU; 
DTE RVT; CTR; EH 

1 6 square feet 12 square feet 20 feet 

TABLE NOTE: 
* An individual business that chooses a wall sign or an awning sign may also have a maximum of one 
pedestrian-oriented blade sign or one pedestrian-oriented bracket sign per facade. 
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5.  Bracket Signs.  

Figure 21.44.010G. Bracket Sign 

 

 Table 21.44.010E. Bracket Sign Standards 

Zone 

Maximum 
Number of 

Bracket Signs per 
Facade* 

Maximum Area 
per Sign Face 
(Square Feet) 

Maximum Area 
Total of all Sign 
Faces (Square 

Feet) 

Maximum 
Height (Feet) 

GC; NC-1; NC-2; VV; 
TR; BC; SMT; TSQ; 
RVBD; RR, CMU; DTC; 
UMU; OV; MMC 
BCDD, MDD1 

1 6 square feet 12 square feet Top of the wall or 
facade to which 
attached 

OT; TWNC; AP; MP; 
I; BP; OBAT; MME; 
MMM MDD2, MDD3, 
MDD4, MDD5 

1 6 square feet 12 square feet Top of the wall or 
facade to which 
attached 

Nonresidential Uses 
in UR; RA-5; NR, N-
MF; OUMF; NMU; 
DTE RVT; CTR; EH 

1 6 square feet 12 square feet 20 feet 

TABLE NOTE: 
* An individual business that chooses a wall sign or an awning sign may also have a maximum of 
one pedestrian-oriented blade sign or one pedestrian-oriented bracket sign per facade. 
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… 

 

H.  Permitted Temporary Portable and Temporary Freestanding Signs. Temporary portable 

signs which are exempt from the requirement of a sign permit, unless otherwise provided, are 

permitted in any zone subject to the following requirements: 

1.  Temporary portable signs which are exempt from the requirement of a sign permit, 

unless otherwise provided, are permitted in any zone subject to the following 

requirements: 

a.  Number. The number of temporary portable commercial, real estate, and 

construction signs allowed shall be as follows, provided that nothing herein shall be 

construed as authorizing the display of signs otherwise prohibited under applicable 

provisions of this code, including but not limited to home business signs: 

i.  For any business, or real estate unit, located in the UR, CMU, DTE, DTC, DT, NC, 

GC, OV, OBAT, UMU, RR, BCDD, BP, MP, or I zoning districts, no more than one 

temporary portable commercial or real estate sign shall be allowed for each 

business location or real estate unit offered for sale or lease, provided that a 

maximum of one , portable sign shall be allowed for any multi-unit complex 

notwithstanding the number of rental or dwelling units therein currently available 

for sale or lease. For each multi-unit complex, one temporary freestanding “for 

sale” or “for lease” sign may be displayed per street frontage. 

ii.  For any business or real estate unit located in the RA-5, NMU or NR zoning 

districts, no more than three temporary portable commercial or real estate signs 

shall be allowed for each business location or real estate unit offered for sale or 

lease. For each single-family or middle housing residential site, one temporary 

freestanding “for sale” or “for lease” sign may be displayed per street frontage. 

iii.  For any business or real estate unit located in the N-MF or the OUMF zoning 

district, no more than one temporary portable commercial or real estate sign shall 

be allowed for each business location or real estate unit offered for sale or lease, 

provided that a maximum of one temporary portable sign shall be allowed for any 

multi-unit residential apartment or condominium complex notwithstanding the 

568



Chapter 21.44 RZC, Signs, Draft 1.1 | Redmond Zoning Code – for adoption Page 11 of 13 

 

 

number of rental or dwelling units therein currently available for sale or lease. For 

each multi-unit residential apartment or condominium complex, one temporary 

freestanding “for sale” or “for lease” sign may be displayed per street frontage. 

iv.  For any construction site located in any zoning district within the city limits, no 

more than two temporary construction signs shall be allowed for each 

construction project site. 

b.  Size.  

Figure 21.44.010I. Sandwich Board Sign 

 

 

i.  Commercial and real estate temporary portable signs shall not exceed six 

square feet per sign face, and no such sign shall contain more than two sign faces. 

Commercial and real estate temporary portable signs shall not exceed six feet in 

height, measured from the pre-existing ground level to the top of the sign. 

ii.  Temporary construction signs in the UR, DTE, DTC, CMU, DT, NC, GC, OV, ODD, 

OBAT, UMU, RR, BCDD, BP, MP, I, OUMF, or NMF zoning districts shall not exceed 32 

square feet per sign face, shall not contain more than two sign faces, and shall not 
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exceed 10 feet in height when measured from pre-existing ground level to the top 

of the sign. 

iii.  Temporary construction signs located in the NMU or NR zoning district, when 

associated with a subdivision, shall not exceed 32 square feet per sign face, shall 

not contain more than two sign faces, and shall not exceed 10 feet in height when 

measured from pre-existing ground level to the top of the sign. 

iv.  Temporary construction signs located in the NR zoning district, when not 

associated with a subdivision, shall not exceed six square feet per sign face, shall 

not contain more than two sign faces, and shall not exceed six feet in height when 

measured from pre-existing ground level to the top of the sign. 

… 

21.44.020 Sign Design Standards. 
… 

E.  General Sign Design Standards.  

1.  Purpose. This section provides basic design guidance for all signs, regardless of specific 

type or location within the community. The guidelines address issues related sign legibility, 

placement on the facade, color and materials, and effective illumination. 

2.  Sign Compatibility.  

… 

e.  Signs shall not obscure or cover architectural features of the building. 

f.  For historic landmarks and the Old Town zone, signs should be consistent with the 

historic character of the landmark and/or zone. Preferred signage in the Old Town zone 

includes window signage, painted signage on wooden facades, wood signs, signs on 

awnings, signs lit by sources other than the sign itself, or decorative signs hung 

perpendicular to the building facade are encouraged. Wood facsimile products may be 

an acceptable substitute. Use of backlit plastic wall signs, extruded aluminum, 
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changing message, or other newer technology signs should not be allowed. Use of 

neon signs should be limited to window signs or art deco styled buildings. 

g.  Home businesses shall not have any signage in order to maintain the residential 

character of the neighborhood in which it is located. 

h.  Sign programs shall be required for all new multiple-tenant buildings and/or 

multiple building complexes. Sign Programs serve to create a coordinated project 

theme of uniform design elements, such as lettering style and placement. 

i.  Creative design is encouraged. Imaginative and innovative signs will be allowed as 

long as the applicant considers the scale proportions and character of signage on the 

building/site in question. Applicants are also encouraged to consider the scale 

proportions and character of signage in the surrounding vicinity as well. 

j.  For the Neighborhood Mixed-Use Neighborhood Commercial 1 (NC-1) zone, backlit 

plastic wall signs, extruded aluminum, changing message, neon, or other newer 

technology signs are prohibited. 

… 

7.  Sign Illumination.  

a.  Internally illuminated, backlit, halo-illuminated, and other self-illuminated signs or 

portions of signs are prohibited in the Neighborhood Commercial 1 (NC-1) Neighborhood 

Mixed-Use zone. Signs may be indirectly illuminated, such as with gooseneck lighting, in 

accordance with this section. 

b.  Signs that are illuminated by a direct source of light are encouraged (but not 

required) over internally illuminated cabinet signs. 

… 
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Redmond 2050: moving solid waste-specific screening requirements to this chapter – for adoption 

Exhibit 19: CHAPTER 21.45 

SOLID WASTE STORAGE AND COLLECTION 

Sections: 

21.45.010   Purpose. 
21.45.020 Applicability. 
21.45.030   Definitions. 
21.45.040   Exemptions. 
21.45.050 Minimum Collection Points and Storage Space. 
21.45.060 Storage Area Location and Use. 
21.45.070 Storage Area Configuration and Infrastructure. 
21.45.075 Screening. 
21.45.080 Container Servicing and Collection Vehicle Access. 
21.45.090 Review and Approval 

21.45.010 Purpose. 

A. Purpose. The purpose of standards for solid waste collection, storage, and temporary servicing areas is to
ensure that new construction and nonexempt tenant improvements reduce the visual and physical impacts of
solid waste collection, storage, and servicing areas, and incorporate the space required for the collection,
storage, and servicing of garbage, recycling, and compost containers by:

1. Establishing minimum storage space requirements for solid waste containers in multifamily residential
and all other nonresidential development;

2. Providing location and design guidelines that assist the applicant in the development of solid waste
collection, storage, and temporary staging areas; and

3. Creating solid waste collection, storage, and temporary staging areas that limit impacts associated
with garbage, recyclables, and compost storage, including environmental and public health impacts.

…… <<Administrative note: no changes to RZC 21.45.020 thru 070 >> 
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21.45.075 Screening 

A. Outdoor solid waste collection and storage areas must be located away from highly visible areas, such as 

streets, pedestrian walkways, and public shoreline areas, to minimize visual, noise, or physical impacts on the 

site, street environment, adjacent public open spaces, and adjacent properties. 

B. All collection and storage areas not located within parking garages must be enclosed by a freestanding 

enclosure that is architecturally consistent with the building. 

C. Outdoor solid waste collection and storage areas must be screened from view with a solid visual barrier, 

using materials and colors consistent with the design of the primary structure(s) on the site, and at a 

minimum shall be as high as the collection or storage element being screened. Utility cabinets and small-scale 

service elements may be screened with landscaping or structures. 

Figure 21.45.075.C Solid Waste Collection and Storage Enclosures 

 

 

…… <<Administrative note: no changes to RZC 21.45.080 and 090 >> 
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Redmond 2050: Implement zoning district changes, remove outdated section, add clarity. 

Draft Date: 05/27/25 – for adoption 

Sections: 
21.48.010   

21.48.020   

Exhibit 20: Chapter 21.48 

TRANSFER OF DEVELOPMENT RIGHTS (TDR) PROGRAM 

Transfer of Development Rights Program. 

Transfer of Development Rights Procedures. 

21.48.010 Transfer of Development Rights Program. 

A. Purpose. The purpose of Redmond’s Transfer of Development Rights (TDR) Program is to advance

Comprehensive Plan goals and policies that address the protection of environmentally critical areas, historic

resources (including archeological resources), open spaces, and the ability to provide affordable housing, by

transferring the right to develop on the land needing protection to land more suitable for urban

development.

B. Explanation of TDRs. Figure 21.48.010 illustrates the general concept of a TDR program:

Figure 21.48.010 

Explanation of TDRs 

C. Sending Area Properties.
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1.  Land is eligible if it complies with all of the criteria for at least one of the eligibility categories as 

described in Table 21.48.010A, Eligibility Categories and Criteria, and with all of the criteria in paragraph 

(2) following the table. 

Table 21.48.010A 

Eligibility Categories and Criteria 

Eligibility category Eligibility criteria 

Urban Recreation A. Located in the UR zone; and Wholly undeveloped or in agricultural or recreational 

use. 

Historic A. Listed on the Redmond Historic Resource Register; or 

B. Otherwise eligible under RZC 21.30, Historic and Archeological Resources. 

Environmentally 

Critical Area 

A. Located in one or more of the following areas: 

1. Species Protection Area; 

2. Category I or Category II wetland or wetland buffer; 

3. Class I or Class II Type S or Type Fs stream or stream buffer; 

4. Landslide hazard area or buffer; 

5. Contiguous forest community characterized by a qualified arborist or ecologist as: 

a. Having three layers of vegetation – canopy, subcanopy/shrub, and herb – dominated 

by native species; and 

b. Having at least 20 percent of canopy trees estimated to be at least 50 years of age; 

and 

c. Measuring at least one acre; and 

B. Wholly undeveloped, or partially undeveloped or vacant, where the Administrator 

determines that eligible environmentally critical areas listed in (1) above could be 

maintained without compromising the ecological functions and values of those critical 

areas. 

Affordable 

Housing 

A. Complies with RZC 21.48.010.G, Affordable Housing Bonus. 

2.  The following criteria must also be met: 

a.  The land’s development rights or development capacity shall not have been exhausted, sold, or 

transferred; or limited by easements, deed restrictions, equitable servitudes, or similar measures to 

any of the following: 

i.  Agriculture, recreation, open space; or 

575



Ch. 21.48 Transfer of Development Rights Program, Draft 1.1 | Redmond Zoning Code Page 3 of 5 

For adoption 

 

ii.  Preservation of environmentally critical areas and their buffers, as described in Table 1, 

through means including, but not limited to, a Native Growth Protection Area or open space 

easement. 

b.  The land shall not have been granted a reasonable use exception under RZC 21.76.070.U, 

Reasonable Use Exception (Critical Areas/Hazardous Liquid Pipelines, etc.). Nothing in this chapter 

shall require that a reasonable use exception granted under the Reasonable Use Provision equal 

the economic value of the TDRs granted under this chapter. 

c.  The land shall not be part of any property the Comprehensive Plan designates for use as a 

collector, arterial street, or highway. 

D.  Receiving Area Properties. Properties eligible to use development rights transferred from sending areas 

are those within the following zones: all Downtown zones, Overlake Village (OV); General Commercial (GC); 

Overlake Business and Advanced Technology (OBAT); Overlake Urban Multifamily (OUMF); Corridor Mixed-

Use (CMU); Urban Mixed-Use (UMU); Regional Retail Design District (RR); Business Park (BP); 

Manufacturing Park (MP); and Industry (I).  

E.  Calculating Development Rights.  

1.  The following table assigns development rights multipliers for all eligible sending areas except 

historic landmarks. 

Table 21.48.010B 

Calculating Development Rights 

Sending Area Zone Transferable Development Rights per Acre of Eligible Land 

UR 1.1 

RA-5 1.1 

N-R  8.2 

N-MF 8.2 

Downtown – all zones 13.8 

NC-1, NC-2 8.1 

CMU GC 7.6 

OV 14 

OUMF                        14 

OBAT 14 
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Table 21.48.010B 

Calculating Development Rights 

Sending Area Zone Transferable Development Rights per Acre of Eligible Land 

RR UMU 
9.5 

BP 8.7 

MP 5.7 

I 5.7 

2.  Sending areas in the Residential Development and Conservation Overlay zone in the North 

Redmond neighborhood shall be granted TDRs based on the N-R R-1 multiplier in the preceding 

table. 

2.  If a zone is not listed in the table in this section, the Administrator shall classify the zone in the table 

row that contains the zone most similar to it based on allowed development intensity and allowed uses. 

3.  Development Right Transfers for Historic Landmarks in a Commercial Zone. For the purpose of 

awarding TDRs, property with eligible historic sites shall be considered to be vacant, and development 

rights shall be calculated according to the table in subsection E.1 of this section. For example, a property 

with a historic structure in a GC CMU zone shall be awarded 7.6 TDRs per eligible acre of the property. 

F.  Use of Development Rights.  

1.  Each development right may be used as a right for any one of the following, subject to the 

limitations of chapter and other zoning code chapters: 

a.  To authorize an additional 8,712 square feet of gross floor area; 

b.  To increase the maximum impervious surface or maximum lot coverage by 8,712 square feet, 

provided that the total increase does not exceed 10 percent of the allowed maximum square 

footage for the site; or 

c.  To increase the height of a structure, including above-ground structured parking, by one story 

across each 8,712-square-foot increment of gross floor area or parking floor plate or by two stories 

in a TOD Focus Area. In no case shall total building height be greater than two stories above the 

height allowed by the underlying zone except as permitted as part of the Overlake Incentive 

Package (21.12.600); the height bonus shall not apply to structures within the shoreline jurisdiction 

or within the Downtown height limit overlay areas (Table 21.100.300 Notes). 
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2.  A fraction of a development right shall be entitled to the corresponding fraction of any of the above. 

3.  A land use application using Transferred Development Rights shall contain a statement describing 

the amount of the development rights proposed to be used and how the development rights are 

proposed to be used. 

G.  Affordable Housing Bonus.  

1.  When zoning or site planning constraints prevent project proponents from building bonus 

market-rate units to which the proponents would otherwise be entitled under RZC 21.20, 

Affordable Housing, the Administrator shall convert the number of bonus market-rate units not 

developed on the site into TDRs for use or sale. 

2.  The quantity of TDRs shall be equal to the number of bonus market-rate homes not developed 

on the project site due to zoning or site constraints. 

3.  When TDRs are granted for providing affordable housing in Downtown, each 8,712 square feet 

of credit shall be equal to one TDR. 

… <<Administrative note: no changes to remainder of chapter>> 
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Redmond 2050: 2025 Code Package 

Draft Date: 05/27/25 

Exhibit 21: Chapter 21.52 

TRANSPORTATION STANDARDS

Sections: 
21.52.010 Transportation Concurrency. 

21.52.030   Street and Access Standards. 

21.52.040   Sight Clearance at Intersections. 

<<Administrative note: no changes to other sections of RZC 21.52>> 

21.52.010 Transportation Concurrency. 

A. Purpose. The purpose of this section is to:

1. Comply with the concurrency requirements of the Growth Management Act (GMA) as codified

in RCW 36.70A.070 or its successor;

2. Establish a transportation level-of-service (LOS) standard that seeks to balance mobility,

circulation and access1 demands from existing and future development, with the City’s future

vision, framework policies, and policies in the various elements of the Comprehensive Plan;

3. Implement the City’s transportation LOS standard set forth in the Transportation Element Policy

TR-42, establishing the specific relationship between implementation of the Transportation

Facilities Plan (TFP) and future development;

4. Provide for “concurrency testing” prior to the submittal of a development application in order

to assess development impacts and to determine whether a proposed development will negatively

affect the City’s transportation LOS standard;
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5.  Document a development’s compliance with the City’s transportation LOS standards by 

providing for the issuance of a certificate of concurrency for developments that pass the 

concurrency test; and 

6.  Provide options for developments that do not pass the concurrency test, subject to the approval 

of the Administrator. 

 

21.52.030 Street and Access Standards. 

A.  Purpose. … 

… 

E.  Access.  

1.  Lot Access. All lots shall have access to a public right-of-way via direct access, an easement 

recorded with King County, or a private drive or road. The specific design of property access shall be 

based on standards and guidelines established or approved by the City of Redmond. 

Where there is more than one feasible access to public right-of-way, the property shall access the 

lower classified street as defined in RZC 21.52.030.C, Street Classification. Access is feasible when it 

provides a direct connection via easement, private drive or road, or other means to a public right-

of-way and when it meets minimum Fire Code access requirements. 

G.  Right-of-Way and/or Easement Dedication. Where a planned street right-of-way or roadway, 

sidewalk, slope, or utility easement, as indicated by RZC 21.52.030.D, Street Plan, or as is necessary to 

complete a public City street, lies within a proposed development, the fee owner of the property shall 

be required to dedicate the right-of-way to the City as a condition of approval under RZC Chapter 21.76, 

Review Procedures. 

1.  Prior to acceptance of the right-of-way and/or easement by the City, the fee owner will be 

required to remove or subordinate any existing private easements or rights that encumber the 

property to be dedicated, and shall be required to remove or relocate any underground, at the 

surface, and in the airspace encroachments on such easements or rights-of-way, except for 

franchise utilities whose existing underground infrastructure meets the City’s minimum vertical 

and horizontal separation requirements for all proposed or future public utilities, and whose 

existing above-ground infrastructure does not impact or preclude proposed or ultimate frontage 
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improvements from meeting traffic safety standards for motorized use and ADA-compliant 

pedestrian and non-motorized use. The City of Redmond Standards Specifications DG 18 through 

DG 20 provide specific design guidance regarding ROW encroachment requirements. 

H.  Private Streets. Local New local access streets serving less fewer than ten seventeen single-family 

homes or or middle housing dwelling units in residential areas, or serving multifamily residential 

developments, may be private, subject to the approval of the Technical Committee unless public street 

connectivity is identified in any City-adopted plan. 

New single-family or middle housing developments may be built with access to an existing private 

local access street, without limitation on the number of units accessing such a street, provided the 

street meets the criteria outlined in Private Streets section under Section A.2.b.i.E in RZC Appendix 2. 

If agreed to approved by the City, private streets may be dedicated to the City but only upon meeting all 

standards and requirements of under RZC 21.17.010.F, Adequate Streets, Sidewalks, and Trails, and RZC 

Appendix 2, Construction Specification and Design Standards for Streets and Access. 

 

21.52.040 Sight Clearance at Intersections. 

A.  Purpose. … 

 

… 

B.  Sight Distance Triangle. … 
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Table 21.52.040 

Required Horizontal Sight Clearance 

Type of Intersection 
Horizontal Sight Clearance for 

Intersection Legs Noted 

 (A) (B) 

Controlled by Traffic Signal or Stop Sign   

Intersections that Involve Arterials (30MPH+) 20 feet 100 feet 

Local Access Street (Public or Private) 20 feet 65 feet 

Access Driveway (Mixed Use, Commercial, etc.) 
• Mixed-Use Zones or Urban centers in Downtown, 

Overlake, or Marymoor neighborhood. Refer to 
pedestrian SDT, see Subsection C below for details. 

• Other areas 

 
10 feet 
 
20 feet 

 
10 feet 
 
65 feet 

Access Driveway (Residential) 
• Apply pedestrian SDT, see Subsection C below for 

details, except at arterials. 

10 feet 10 feet 

Access Driveway on Arterials 20 feet 65 feet 

Others (Local access, driveways, etc.) (25 MPH) 20 feet 65 feet 

Uncontrolled or Yield on Public Local Access Street 70 feet 70 feet 

Private Local Access Street (≤ 20 MPH) at Access Driveway 
with Speed-Reducing Features 

10 feet 10 feet 

Low-Speed Horizontal Curve (20 MPH) on Private Local 
Access Street with Speed-Reducing Features 

Minimum 95’ SSD per AASHTO 
Guidelines for the Geometric Design of 
Very Low-Volume Local Roads (ADT ≤ 
400) in Exhibits 9 and 10. 

… 

 

C.  Obstructions Prohibited. The obstruction of a motor vehicle operator’s view at an intersection shall 

be prohibited within the “Sight Distance Triangle” described in this section and in RZC Appendix 2, 

Construction Specification and Design Standards for Streets and Access, between a height of two feet 

and eight feet above existing street grade. The sight triangle shall be applied in both directions along 

major and minor intersecting streets. Sight triangles from streets into a driveway may not apply in 

circumstances where the Department of Public Works determines that on-site constraints prevent the 

application of the sight distance requirements and there is no detriment to the public safety and 

welfare, including pedestrian access and safety. In the Downtown, Overlake urban center, and 

Marymoor Village centers Subarea, when a garage access intersects a street, along the street direction, 

the sight distance triangle either 20 feet by 65 feet or 20 feet by 100 feet shall be required depending on 

582



Ch. 21.52 Transportation Standards, Draft 1.1 | Redmond Zoning Code Page 5 of 6 

 

 

the street classification; along the garage access direction, a sight distance triangle of 20 feet by 65 feet 

may be replaced by a pedestrian sight distance triangle. A pedestrian sight distance triangle is described 

by two 10-foot intersecting lines that are drawn respectively along the back of sidewalk edge and along 

the edge of a garage access, and a third line which connects the extremities of the two 10-foot 

intersection lines. 

Fences, hedges, signs, shrubs, natural vegetation and trees, and other inanimate objects greater than 18 

inches in width or diameter are not allowed in the sight distance triangle. Traffic control devices, utility 

poles, trees, and other opaque inanimate objects 18 inches or less in width or diameter are allowed in 

the sight distance triangle when spaced at an adequate distance to not significantly obstruct the sight 

distance triangle. 

Figure 52.3 

Obstructions Prohibited 

 

 

D.  Vertical Sight Distance at Intersections.  

1.  Minimum vertical sight distances shall be established by the Department of Public Works 

consistent with vehicular speeds and stopping sight distance. 
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2.  These standards shall be published, placed in RZC Appendix 2, Construction Specification and 

Design Standards for Streets and Access, and be made available to the public. 

E.  Special Cases. Where unusual conditions, such as roundabouts, preclude the application of this 

section in a reasonable manner, the Department of Public Works may establish minimum sight distances 

based on the intent of this section. These minimum sight distances may be more restrictive than 

provided above. Minimum sight distances for roundabouts are provided in the City’s Roundabout Design 

Manual. 
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Redmond 2050 - further community goals for maximizing transit-oriented development near light rail, equity and inclusion, 
environmental sustainability and resiliency, housing affordability, etc.  

DRAFT DATE 05/27/25 – for adoption 

Exhibit 22: CHAPTER 21.55 

DEVELOPMENT INCENTIVE PROGRAM 

21.55.0050. Purpose 
21.55.0100.  Applicability and Implementation. 
21.55.0150.  Incentive Review Procedures. 
21.55.0200.  Affordable Housing. 
21.55.0300.  Green Building Incentives. 
21.55.0400.  Inclusive Design. 
21.55.0500.  Building Site, Form, Uses 
21.55.0600.  Open Space, Public Art, and Public Amenities. 

21.55.1000.  Catalyst Projects. 
21.55.2000.  Community Priority Bonus Tracks. 
21.55.3000.  Development Agreement. 
21.55.4000.  Bonuses Earned. 
21.55.5000. Supplemental Requirements. 
21.55.6000.  Restrictions and Penalties. [RESERVED] 

21.55.0050 Purpose 

The purpose of this chapter is to reduce the costs of providing public amenities, equitable and affordable 

housing opportunities, and sustainability features by incentivizing increased building to implement the vision 

and social and environmental goals of the Redmond Comprehensive Plan. These incentives will help to create 

inclusive spaces that enhance the character and quality of life for Redmond community members of all ages, 

abilities, genders, and cultures. 

21.55.0100. Applicability and Implementation. 

A. The incentive program is optional for all development.

B. Incentives shown are subject to uses allowed in the zone as indicated in RZC 21.04 and do not allow for a use
that is not permitted in RZC 21.04.

C. A pre-application meeting is recommended to discuss options for incentives.

D. Housing units added due to the incentive points earned, that are not a part of a specific affordability incentive,
may be market rate units.

E. For Centers, program participants must choose one item from each of the following categories except as
provided in the Catalyst category or Development Agreement options:

1. Affordable Housing

2. Green Building

3. Inclusive Design

4. Building Site, Form, and Uses

5. Open Space, Art, Public Amenities

F. Outside of Centers projects are exempt from the requirement to choose one item from each main category
and may choose any point combination.
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G. For the NMU zone, maximum FAR can be increased through incentives if the property contains one or more
housing units only. Incentives are not available for properties that do not contain housing.

H. Properties in the NR zone are not eligible for incentives in this chapter. See RZC 21.20 for affordable housing
incentives in the NR zone.

I. Properties in the Town Center Mixed Use Subarea may use the provisions of RZC 21.55.4500 as an alternative
to the incentive program otherwise described in this chapter.

J. Points are assigned based on cost estimates and City priorities as well as location within or outside of TOD
Focus Areas, with additional points available for projects within TOD Focus Areas (see RZC 21.05).

K. City priority tracks are available that can earn an additional bonus above the points for each individual item,
subject to the requirements outlined in section 21.55.3000. Where eligible for a bonus, the option is marked with
a check mark, or if eligible but with conditions, is marked with a “C.”

L. The incentive program should be reviewed approximately every three to five years to study usage of outcomes
and consider updates options, priorities, points, and bonuses earned.

M. The Administrator is authorized to publish supplementary materials that provide additional details about each
incentive item.

21.55.0150. Incentive Review Procedures. 

A. Incentive proposal must be submitted with application materials.

1. Project will be reviewed for incentive options in effect at time of land use entitlement application unless
applicant request a customized program through a Development Agreement (see RZC 21.55.4000).

2. Where two projects submit proposals for a limited use incentive option (see Catalyst category), the priority
for approval shall be based on date of submittal of a complete land use entitlement application.

B. City staff will review application materials to confirm the proposal meets the requirements of selected
incentives. In some cases, City approval of a selected option is required and may include review by one or more
boards or commissions or by the City Council.

C. See table notes for each section, RZC 21.55.6000, and Appendix 12 for specific limitations or criteria
supplemental requirements for eligibility for options. Administrator is authorized to published submittal
requirements and other explanatory information to help applicant and staff to assess conformance with option
criteria.
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21.55.200. Affordable Housing. 

Additional affordability incentives can be found in the Universal Design and Catalyst categories. 

Bonus Eligibility 

Table 21.55.200 
 

Affordable Housing 
Incentive Options Description 
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NOTES 

   ≤50% Area Median Income (More than RZC 21.20 requirements)          1 
   <2% of additional affordable units 40 40 15 25 25 25 15 25 15  

   Additional 2 - 4.9% of units  50 60 35 55 55 55 35 55 35  

   Additional 5 - 9.9% of units  75 90 60 75 75 75 60 75 60  

   Additional 10 - 14.9% of units  95 100 105 120 105 105 80 105 80  

   Additional 15% of units or more  135 150 130 130 130 130 130 115 115  
   Affordable Child-Friendly Housing (3 bedroom, 1.5 bath ≤80% AMI)           

   1 - 4.9% of affordable units  15 20 5 10 40 20 10 20 10  

   5 – 9.9% of affordable units  30 35 15 25 45 45 25 45 45  

   10-15% of affordable units  45 60 35 35 70 70 55 55 70  

   more than 15% of affordable units  70 80 45 65 105 105 105 80 105  

   Other           
   100% Affordable (All units ≤80% AMI, with 20%+ of units ≤50% AMI) 90 100 55 115 115 75 40 45 40 2 
   Affordable Housing In-Lieu Fee (see 21.20.050)  Varies - points per unit provided N/A N/A N/A 3 

   Tribal Housing Partnership N/A 25 25 35 110 70 N/A N/A 25 4 

 

NOTES: 

1. Mandatory affordable housing required by RZC 21.20 is not applicable to the incentive program.  

2. City approval is required for the in-lieu option, see RZC 21.20.050. 

3. A minimum of 20% of affordable units provided through the incentive program shall be affordable to households earning up to 50% AMI. 

4. Tribal Housing Partnership Agreement must be approved by the City and a Washington State Tribal Council. Notice of intent signed by Tribal Council due upon application. 
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21.55.300. Green Building Incentives.  

See also RZC 21.67 for mandatory green building requirements. Mandatory elements are not eligible for incentives. Where a conflict with this 
chapter and RZC 21.67 occurs relating to mandatory requirements, RZC 21.67 shall apply. 
  

Bonus Eligibility 

Table 21.55.300 
 

Green Building 
Incentive Options Description 
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NOTES 

   Building Performance           

   Achieve any Green Building Rating or Certification System that 
requires energy modeling. N/A N/A N/A N/A N/A 35 N/A N/A 35 1,2 

   
Achieve all requirements of the 2021 ESEC, including specific 
building envelope requirements identified in Table 1 Section 3 of 
Appendix 10.   

N/A N/A N/A N/A N/A 20 20 20 20  

   Modified WA State Clean Buildings Performance Standard as 
outlined in Appendix 10. 

         2 

   Achieve Level 1 EUlt within 24 months. 45 45 45 45 45 45 45 45 45  

   Achieve Level 2 EUlt within 24 months. N/A N/A N/A N/A N/A 35 35 35 35  

   Energy Storage, Conservation, and Management           

   Energy Management          1 

   Fully Electric Building 30 30 30 30 30 30 20 5 5  

   Able to convert to fully electric (“electric ready”) 10 10 10 10 10 10 10 5 5  

   Energy Management           

   Earn Green Lease Leaders Certification Silver N/A N/A N/A N/A N/A N/A 1 1 3  

   Earn Green Lease Leaders Certification Gold 3 3 3 3 3 3 2 2 3  

   Earn Green Lease Leaders Certification Platinum 5 5 5 5 5 5 3 3 5  

   
Energy storage system meets 100% of critical load requirements 
(kW) and emergency needs (kWh) for 3+ hrs. 

36 36 22 22 22 22 22 22 22  

   Renewable Energy           

   50% to 74.9% additional kW beyond energy code requirements 10 10 5 5 5 5 5 1 1  
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75%+ to 99.9% additional kW beyond energy code 
requirements 

21 21 16 16 16 16 8 8 8  

   ≥100% additional kW beyond energy code requirements 28 28 38 38 38 38 20 20 20  

   Electric Vehicles           

   Provide an additional 10% of parking space as EV-ready above the 
mandatory EV parking (see RZC 21.67).  N/A N/A 24 39 39 39 N/A N/A N/A  

   Water, Stormwater, and Trees            

   
Potable water system - Use Appendix M of the Uniform Plumbing 
Code to size the building’s potable water systems. (Applicable to 
multifamily projects only) 

23 26 23 26 26 23 N/A N/A 17  

   Provide water sub-metering for each unit. 7 7 7 7 7 7 N/A N/A 2  

   
Install water sensors connected to a local network building 
management system or metering solution on water use subsystems. 

17 17 17 17 17 17 N/A N/A 7  

   Stormwater Management: Salmon-Safe Urban Standard           

   Retain 60% of the significant trees 5 7 7 7 7 7 5 5 5  

   Embodied Carbon Reduction          1 

   Show a reduction of at least 10% N/A N/A N/A N/A N/A N/A 1 1 N/A  

   Show a reduction of 10.1% - 20% 10 10 10 10 10 10 5 5 5  

   Show a reduction of 20.1% – 30% 15 15 15 15 15 15 10 10 10  

   Materials Management           

   
Deconstruct buildings over 10,000 ft with at least 50% conditioned 
floor area.  

5 5 5 5 5 5 5 5 5  

   
Demonstrated recovery, reuse, or recycling of >60% of construction 
and demolition materials 

5 5 5 5 5 5 5 5 5  
 

NOTES 

1. See Appendix 10 for program details.  
2. See Appendix 10, Tables 1 and 2 for the modified CPBS requirements by use type.  

 

21.55.400 Inclusive Design. 

Bonus Eligibility OVERLAKE DOWNTOWN       
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 Table 21.55.400 
 

Inclusive Design 
Incentive Options Description 

 O
ut

si
de

  
TO

D
 F

oc
us

 A
re

a 

In
si

de
  

TO
D

 F
oc

us
 A

re
a 

O
ut

si
de

  
TO

D
 F

oc
us

 A
re

a 

In
si

de
  

TO
D

 F
oc

us
 A

re
a 

M
ar

ym
oo

r 
Vi

lla
ge

  

U
M

U
 Z

on
e 

CM
U

  Z
on

e 

N
M

U
 Z

on
e 

N
M

F 
Zo

ne
 

NOTES 

 
  Accessible Housing Units - Type A or B Units in ICC A117.1          1,4 

   1 to 4.9% of units 6 35 6 35 75 50 5 5 35  

   5 - 9% of units  17 52 7 52 80 60 10 10 50  

   10 - 24% of units  25 75 11 80 100 80 15 15 60  

   25% - 99% of units 40 105 25 100 100 100 25 20 85  

   100% of units 75 120 55 120 120 120 55 25 100  

   Ground Floor ADA units 5 15 5 15 15 15 5 5 15  

   Visitable Housing Units           2,4,5 

   2 – 4.9% of units 5 20 5 20 25 20 5 5 5  

   5 – 9.9% of units  10 30 10 30 35 30 10 10 10  

   10 – 24.9% of units  15 35 15 35 50 35 15 15 15  

   25 - 49% of units  20 50 20 50 65 50 20 20 20  

   50% - 99% of units 35 80 35 80 80 80 25 20 35  

   100% of units 45 95 45 95 95 95 30 20 40  

   IDD Housing           3,5 

   2 -5% of units  5 50 6 35 75 35 10 6 2  

   6-10% of units  22 53 17 50 80 50 15 10 10  

   11-15% of units 35 71 41 60 100 60 20 20 25  

   16-20% of units  55 91 60 85 120 70 25 25 35  

   100% of units 85 95 85 95 110 85 35 35 45  

   Inclusive / Universal Design Features          4,5 

   Universal/Inclusive Design Features in Building  23 53 6 36 76 51 6 6 1  

   Universal/Inclusive Design Features in Site  21 71 17 52 77 52 17 7 7  

   Universal/Inclusive Design Features in Residential Units  51 91 41 56 96 81 41 21 21  
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   Universal Design certification (isUD - see https://thisisud.com/) 75 95 60 85 100 85 25 10 45  

   Sensory Spaces (see also open space and amenities section)          5 

   Sensory Rooms, All ages 16 35 16 35 50 35 1 6 36  

   
Sensory Room, Child-focused features and furnishings  
(residential, mixed-use, and assembly only) 

20 35 20 35 50 35 N/A 10 45  

 

NOTES:  

1. Mandatory ADA / Accessible units are not eligible for incentive points. Incentive shall be only for units provided above the mandatory.   

2. A minimum of 50% of the units used to earn this incentive must be affordable at or below 80% AMI. 

3. Must meet the current State IDD housing program requirements and minimum requirements in RZC Appendix 12, Section 12.5 Intellectually or 
Developmentally Disabled (IDD) Housing 

a. The Washington State DSHS Developmental Disabilities Administration manages the IDD housing program in Washington State. As such, units for this 
incentive category must obtain a DDA’s letter of support.  

b. IDD units must be ICC A117.1 Type A, B, or C units.  At least one accessible/roll in shower shall be provided in the unit.  

c. Onsite service providers must be DDA-approved. See additional bonus for on-site services in the Catalyst category. 

4. Universal Design checklists are required with submittal. See RZC Appendix 12, Section 12.3. 

5. Must include at minimum the elements listed in RZC Appendix 12. 

• 12.2 Visitability Standards 
• 12.4.1. Adult Changing Room 
• 12.4.2 Automatic Doors 
• 12.4.3 Mobility Device Charging Area 
• 12.4.4 Sensory Room 

 

 

21.55.500. Building Site, Form, Uses 

Bonus Eligibility OVERLAKE DOWNTOWN       
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Table 21.12.500 
 

Building Site, Form, and Uses 
Incentive Options Description O
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NOTES 

    Affordable Commercial / Small Business Support  5  5 5 5     

   
Small Commercial spaces (coop spaces or other varieties of spaces). 
Points Per vary by number of units provided. 

          

   C micro spaces - less than 600 sq ft Varies - points per unit provided 1 

  C small spaces - 600 to 2000 sq ft Varies - points per unit provided 1 

  C Small Commercial condo/ownership bonus Varies - points per unit provided 1 

   
Affordable Commercial (20%+ non-res space at 20% reductions 
from market rents). Points vary by depth of discount provided. 

          

  C Offer a less than 5 years?   Varies - points per unit provided N/A N/A N/A 2 

  C 5 - 9 years  Varies - points per unit provided N/A N/A N/A 2 

  C 10 or more years  Varies - points per unit provided N/A N/A N/A 2 

  C In perpetuity/ Life of building  Varies - points per unit provided N/A N/A N/A 2 
   Displacement Assistance           

  C Displaced Business Bonus 40 80 40 80 90 40 35 N/A N/A 3 

  C 
Relocation package offering financial assistance to off-set the cost of 
moving, tenant improvements, and/or impact fees for a new 
business location (equivalent of 6 months rent) 

35 60 9 79 94 19 9 N/A N/A 3 

   First right of refusal for new spaces offered to existing on-site 
residents/businesses 

39 64 15 75 90 35 35 N/A N/A  

   Shell Building Preparation for Displaced Business            

  C Citywide displaced businesses: Design of spaces to limit tenant 
improvement costs. 

77 92 77 92 92 37 37 N/A N/A  

   Buildout for restaurant uses in shell (grease traps, venting, etc.) 5 20 5 20 20 20 N/A N/A N/A  

   Community Services           

   Childcare Facilities (10% reduction in market rents) 23 43 57 97 97 57 42 22 42 4,5 

C   
Co-location agreement with School District(s) or other educational 
organization/business 

41 41 10 10 40 10 20 N/A N/A 4,5 
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C  C 
Co-location agreement with social services, cultural or art 
organizations, or other non-profit (with affordable commercial 
package)  

41 51 40 95 95 44 10 40 10 4,5 

C  C 
Co-location of child-focused or child-friendly business - karate, 
dance, music, gymnastics, study/tutoring, indoor playground, 
children's museum, theater, etc. 

21 54 19 54 79 54 39 30 25 4,5 

   
Emergency Management Staging/Storage Agreement with city or 
other emergency management agency 

5 8 N/A 8 8 8 5 N/A 5 4,5 

 
NOTES:  

1. Small business / incubator spaces are assigned at a points per unit/business with minimum square footages and maximum points: 

a. Minimum square footage to qualify is 1,200 sq ft. Can be divided between micro and small spaces.  

b. Micro spaces earn 10 points for each space/business, with a maximum of 50 points.  

c. Small spaces earn 5 points per space/business, with a maximum of 25 points. 

d. Condo owners for spaces earn an additional 5 point bonus, with a maximum of 25 points. 

2. Affordable Commercial bonus provided based on length of commitment and rate of reduction. 

Table 21.12.600.D.4.a. Affordable Commercial points scale for Centers and UMU zones. N/A in other zones.  

Duration of Rental Reduction 

20% Reduction 30% Reduction ≥40% Reduction 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

5 - 9 years  15 30 25 40 25 50 

10 or more years, but less than the life of the building   25 40 35 50 35 60 

In perpetuity/ Life of building  35 60 45 70 45 80 

3. The City maintains a list of business that are known to be at risk of displacement. To qualify for this option the tenant must be listed as at-risk.   

4. To be eligible for this incentive the spaces must utilize the Universal Design checklists.  

5. Facilities open to the public during regular business hours or for events must also provide child changing stations to earn credits for the child-friendly bonus 
(if providing separate men’s and women’s restrooms, changing tables must be provided in both restrooms).  

 

21.55.600 Open Space, Public Art, and Public Amenities. 

Bonus Eligibility OVERLAKE DOWNTOWN       
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NOTES 

  

  Publicly-accessible enhanced amenities spaces (PEAS). 20% open 
space Must have a minimum of three of the amenities options shown 
below and amenities must be publicly accessible. Child-friendly points 
from this category requires a public restroom to also be selected. 

5 15 5 15 15 10 5 5 5 1 

   Children’s Activity Spaces            

C   playground installation for all abilities (2,000 sq ft min) .5 1.5 1.2 1.0 9.3 2.1 0.5 N/A 0.9 2 

C   splash pad water play area (1,500 sq ft min) .25 1.5 0.4 N/A 4.8 2.1 0.5 N/A 0.4 2 

   picnic/seating shelter            

C   500 - 900 sq (10 - 20 people)  .25 .5 0.4 0.2 1.9 1.9 0.6 0.9 0.2 2 

C   greater than 900 sq ft (50-75 people) 1 4.5 .3 0.5 0.7 0.9 N/A N/A N/A 2 

   Active and Passive Outdoor Recreation Spaces           

   pollinator habitat (100 sq ft min) .25 .25 .4 .4 .1 .9 .4 N/A .1  

   urban foraging space (100 sq ft min) N/A .25 .4 N/A .2 N/A N/A N/A .1  

   community garden with irrigation, tool shed, and 10% accessible beds.            

   1,000 - 2,000 sq ft 0 1.5 .4 N/A .1 N/A N/A N/A .1  

   Greater than 2,000 sq ft 2 4.5 .5 N/A .3 N/A N/A N/A .1  

   Off-leash dog area (5,000 square feet minimum) 0 4.5 .9 4.5 N/A 1.8 N/A N/A .9  

   
ADA accessible loop exercise trail with amenities such as benches and 
mile markers 

0 .25 N/A N/A N/A 1.5 N/A N/A .8  

   
Low impact and all ages park amenities such as: chess tables, ping 
pong, foosball; bocce ball; shuffleboard (400 sq ft min) 

1 1.5 .9 .9 1.4 .9 .4 .8 N/A  

   Outdoor Fitness Station (600 sq ft min) 1 1.5 .8 .8 N/A .9 .4 .8 N/A  

   
Multi Use sports courts (basketball, pickleball, tennis, badminton, roller 
skating space etc.) 

1 1.5 .2 .2 N/A .8 N/A N/A N/A  

   Location bonus           

   Podium-top and/or rooftop PEAS spaces 0 2 .8 2.5 7.5 2.5 N/A N/A N/A  

 C  
Podium-top PEAS spaces have direct connection with ground level 
sidewalk, park, or trail 

0 4 1.5 3.5 7.5 1.8 N/A N/A N/A  

   Public Restrooms           
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   Permanent public restroom  2 4.5 2 4.5 4.5 3.6 3.0 1.5 1.4  

   
Restroom includes height-adjustable, adult-sized changing stations 
(see checklist)  

2 9 .2 9 9 9 5 1.5 1.4  

   
Public Art & Culture (may be used as part of category or stand-alone 
in same fashion as catalyst points) 

          

C   creative or artistic play structure for multiple ages (2,000 sq ft min) 1 4.5 .8 .8 .5 .8 N/A N/A .5  

C C  
outdoor performance stage, inc. cover / event area / amphitheater 
seating (1,000 sq ft minimum) 

1 4.5 N/A N/A .2 .4 N/A N/A N/A  

   public art (more than required) .25 .5 .8 .8 .5 .5 .1 N/A N/A 3 

C   interactive sensory art (1,000 sq ft min) .25 .5 .9 .9 .5 .5 N/A N/A .4  

C   sensory rest area (500 sq ft min) .25 .5 .9 .9 .9 .9 .5 N/A .1  

 

NOTES:  

1. Amenities selected as a part of the incentive package must be publicly accessible all year, and open to the public at minimum during normal business hours. 
Amenities may be indoor our outdoors, on the ground floor or above (podium level and rooftop encouraged), with a minimum of 30% at ground level, and 
must comply with the design standards in RZC 21.62.030.I and the following:  

a.  Location of, and access to, publicly accessible amenities should be convenient and designed to be intuitively perceived as public spaces.  

b.  Signage for access to amenity spaces must be provided in clearly visible locations and indicate an accessible route, distance, hours of operation, if route 
includes escalator or elevator.  

c.  Use of sidewalk braille, symbols, and color coding is encouraged to ensure amenities are easy to find and understand for all users. 

2. No more than two options can be counted from the Open Space, Public Art, and Public Amenities may count towards a bonus track (see 21.55.3000).  

3. Arts (or in lieu contribution): commit one percent of total construction costs to art viewable by the public from the public way. Total construction cost is the 
sum of all construction costs shown on all building permits associated with the development. In lieu of providing public art, a development using this bonus 
may contribute one percent of total construction costs to the Arts Activity Fund or other City fund having a similar purpose. Subject to RZC 21.22.  

4. See adult changing room standards in RZC Appendix 12, Section 12.4.1. 

 

 

21.55.1000. Catalyst Projects.  

1. The intent of the catalyst category is to facilitate implementation of specific goals by offering additional incentives for the first few projects or to 
have the number of points decreased over time (as specified in the table and notes below). Most catalyst projects require City approval.  

2. The points from this category may be used in combination with the five main categories or independently. For smaller projects that need only a 
few points, the catalyst category is recommended.  
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Bonus Eligibility 

Table 21.55.1000 
 

Catalyst Projects 
Incentive Options Description 
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NOTES 

   Employment           
   Local Employment Agreement 25 75 25 75 75 50 5 N/A N/A  

   Supportive Employment Program Agreement (Disability) 75 90 75 90 90 35 5 N/A N/A  

   
Agreement with School District(s) Transition Program (Disability, 
young adult employment training program) 

25 75 25 75 90 50 5 N/A N/A  

   Accelerated Implementation           1 

   Mass Timber Pilot Project  50 100 75 90 90 75 35 N/A N/A  

   Net Zero energy building 10 25 25 35 5 35 35 N/A N/A  

   
Affordable housing and/or supportive housing includes on-site 
support services provided for residents 

20 40 20 40 40 20 N/A N/A N/A 10 

   Cultural or Performance Center            

   2,500 - 5,000 sq  5 10 N/A N/A 25 5 N/A N/A N/A  

   5,000 to 10,000 sq ft 5 15 N/A N/A 35 10 N/A N/A N/A  

   10,000 to 15,000 sq ft 5 20 N/A N/A 50 15 N/A N/A N/A 10 

   15,000 to 20,000 sq ft 0 25 N/A 35 65 25 N/A N/A N/A 10 

   20,000 sq ft or larger 0 50 N/A 35 75 35 N/A N/A N/A 10 

   Tribal partnership for event space 0 50 5 50 90 50 N/A N/A N/A 10 

   
Commercial Kitchen, Food Court, Farmers Market or similar uses 
allowing micro food and retail  

0 50 N/A 95 40 40 N/A 40 N/A 5,10 

   Cultural District Contributing Feature (5 points each, max 25)          8 

   
Public art (mural, installation, etc.) that is representative of the 
diversity of Redmond 

N/A Varies N/A N/A Varies N/A N/A N/A N/A 6 

   Artist is registered member of local Tribe N/A Varies N/A N/A Varies N/A N/A N/A N/A 2,6 

   
Architectural details or elements in prominent location (entryway, 
etc.) that represent cultural diversity 

N/A N/A N/A N/A Varies N/A N/A N/A N/A  

   Cultural facility (art studio, museum, etc.) N/A Varies N/A N/A Varies N/A N/A N/A N/A 9 
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   Five or more Live/work units for artist housing and studio space N/A N/A N/A N/A Varies N/A N/A N/A N/A  

   Multi-lingual signage N/A Varies N/A N/A Varies N/A N/A N/A N/A  

   Interpretive signage highlighting importance of area to local tribes N/A N/A N/A N/A Varies N/A N/A N/A N/A 2 

   
Historical edible landscaping area with interpretive signage that 
explains how local tribes utilize the native plants  

N/A N/A N/A N/A Varies N/A N/A N/A N/A 2 

   Pilot/Limited Use - Expires after first, second, or third use (see notes)           

   (1) Hotel & Conference Center, full service  0 50 N/A 35 35 5 N/A N/A N/A 3,6,10 

   (2) Community center or library (20,000 sq ft min.) 25 70 N/A N/A N/A N/A N/A N/A N/A 4,6,10 

   (1) Aquatic center (20,000 sq ft min.) 0 25 N/A N/A N/A N/A N/A N/A N/A 3,6,10 

   
(1) All-weather, multi-sport turf fields (baseball, soccer, cricket, 

etc.) 
0 50 N/A N/A N/A N/A N/A N/A N/A 3,10 

   
(1) City Hall outpost agreement (minimum number of square feet) 

*City approval is required 
0 50 N/A N/A N/A N/A N/A N/A N/A 3,10 

   Low or no residential parking           

   (1 per center) No residential parking  0 10 N/A 35 N/A N/A N/A N/A N/A  

   (1 per center) Less than 0.3 parking per unit  0 5 N/A 15 N/A N/A N/A N/A N/A  

   Infrastructure or Environmental Projects           

   Watershed protection or enhancement *City approval is required 50 75 N/A N/A N/A 50 15 N/A 50 6,7 

   
Regional Stormwater Management Facility *City approval is 
required 

50 100 N/A N/A 75 75 N/A N/A N/A 6,7,11 

   
Parking garage built so that it can be converted to conditioned 
rentable spaces in the future 

N/A 15 N/A 15 15 10 N/A N/A N/A 4 

   Additional ADA parking (van accessible)           

   Additional 0.1%-2% of ADA spaces 14 30 14 30 30 20 7 14 14  

   Additional 2-4% of ADA spaces 20 36 20 36 36 30 14 N/A 20  

   Additional 5-9% of ADA spaces 30 36 30 36 36 36 20 N/A 36  

 

NOTES: 

1. Points for accelerated implementation options will sunset or be reduced over time.  

2.Requires coordination with local tribes and/or usage of City and Tribal lists and other resources.  

3. Option expires after first approved use of incentive. 

597



Ch. 21.55 Development Incentive Program, Draft 2.2 | Redmond Zoning Code – for adoption Page 14 of 19 

4. Option expires after second approved use of incentive. 

5. Option expires after third approved use of incentive. 

6. Requires approval from the City; additional installation requirements may apply.  

7. The City may require additional studies and/or may hire a consultant to evaluate proposal at cost of developer.  

8. Only available within the Overlake Intercultural District or Marymoor Village Arts & Cultural District (see RZC 21.05.230). 

9. If facility qualifies for contributing feature by location and also qualifies under an Building Site, Form, and Uses option, the project may utilize both bonuses 
(bonus is additive).  

10. To qualify for this option, the facility must be designed with universal design features (checklist required at submittal) and must provide public restrooms 
with adult changing station (See RZC Appendix 12, Section 12.4.1). Aquatic facilities must include an ADA shower facility on-site – either integrated into an adult 
changing station or provided separately.  

11. See RZC 21.55.5000.B. 
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21.55.2000. Community Priority Bonus Tracks. 

A. Where four or more options are utilized in any track, and applicant demonstrates that all requirements have been met and applicable approvals received, the 
project will earn an additional bonus as shown in Table 21.55.2000. This bonus is automatically applied if eligibility for bonus is confirmed. 

B. No more than two options can be counted from the Open Space, Public Art, and Public Amenities listing in Table 21.55.1500. 

C. To qualify for the child-friendly bonus, amenities must have the following:  

a. Adjacent public restroom facilities that are open at minimum for the same duration as the amenities (must be directly accessible or within 50 feet with 
clear signage). Restroom facilities must provide child changing stations (if providing restrooms by gender, changing tables must be provided in 
restrooms for all genders). 

b. Seating for parents and caregivers that is integrated or adjacent to the amenity provided, with the number of seats provided in scale with the 
occupancy load of the amenity space. 

D. A minimum of one Universal Design checklists is are required to qualify for the inclusive community bonus track.  Checklists are in RZC Appendix 12. 

 

Bonus 
Eligibility 

Table 21.55.2000. 
 

Community Priority Bonus Tracks  
Incentive Options Description 
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NOTES 

   Bonus Tracks           
   Four or more child-centered options  50 75 35 50 35 75 N/A N/A 15  

   Four or more inclusive design options 50 75 75 90 90 90 5 N/A 35  

   Four or more arts and cultural options 50 75 15 50 90 50 N/A N/A N/A  

 

 

.  
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21.55.3000. Development Agreement. 

A. Eligibility. Projects may propose a customized incentive package as part of a Development Agreement 
subject to the following requirements.  

1. Major project(s) not defined in 21.55 but identified as a high priority in an adopted Functional 
plan (PARCCs, ESAP, etc.). 

2. Projects that are proposing a Privately Owned Public Space (POPS) per RZC 21.36. 

3. Proposals with a customized package of options that includes options that are not already 
identified and that includes significant public benefit.  

a. Any existing option included as part of a proposed package will earn points as indicated 
herein and will not be modified by agreement. 

b. Proposed options must match or exceed public benefit that would be achieved by the adopted 
program. 

c. Developer must include cost of options. 

d. Points based on costs and City priorities will be determined based on methodology of 
adopted program. Cost per point and City priority points earned will not be modified by 
agreement. 

e. The City may hire a consultant to evaluate the proposal at the cost of the developer. 

B. Review and Approval Process. Development Agreements are reviewed per RZC 21.76.070.L 
Development Agreement and require City Council approval to confirm options and vest to points and 
bonuses earned.  

 

 

21.55.4000. Bonuses Earned. 

A. See RZC Article I for additional regulations on FAR and building height based on zone and RZC Article 
III for height flexibility based on design choices.  

B. See RZC 21.05 for TOD Focus Area Maps.  

 

21.55.4100. Overlake Bonuses. 

A. Thresholds for bonuses earned are discounted for the first five years after adoption to help facilitate the 
transition to mass timber and tower developments, as well as accelerating the implementation of the 
Redmond 2050 vision established in the Redmond Comprehensive Plan. The maximum bonus is 
achievable at 200 points during this initial phase but will be raised incrementally over time to no more 
than 400 points.  
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B. Outside the Overlake TOD Focus Area and in OUMF Zone. 

Bonuses earned outside the TOD Focus Area and in the OUMF zone have the following threshold and 
maximums. Where points earned are fractional, they shall be rounded to the nearest whole number to 
determine bonuses earned. 

Table 21.55.4100.B . Bonuses in Overlake, Outside of TOD Focus Area and in OUMF Zone 

Points Earned FAR 
Max Building Height 

OBAT  
(mixed-use / non-residential) OUMF 

1 – 50  Per calculation 160 ft / 135 ft 100 ft 

51 – 100 Per calculation 175 ft / 150 ft 115 ft 

101 – 150 Per calculation 190 ft / 165 ft 130 ft 

151 – 200  Per calculation 210 ft / 180 ft 145 ft 

Over 200 points Max FAR of 9.5 230 ft / 200 ft 160 ft 

 

C. Inside the Overlake TOD Focus Area 

Table 21.55.4100.C.  Bonuses in Overlake, Inside the TOD Focus Area 

Points Earned FAR  
Max Building 

Height 
Other Bonus Earned 

1 – 50  Per calculation 180 ft  

51 – 100 Per calculation 200 ft  

101 – 150 Per calculation 240 ft 

Projects earning over 100 points may 
combine the Transfer of development 
Rights Program with the Incentive 
Program. 

151 – 200  Per calculation 280 ft  

Over 200 
points 

No FAR 
restrictions 

300 ft 

If top floor is amenity space, may exceed 
320 ft by one additional story (see note 4 
of Table 21.12.500), not to exceed 30 
stories. 

 

 

21.55.4200.  Bonuses By Zone. 

A. Table 21.55.4200.A. Indicates bonuses earned by zone for Downtown, Marymoor, Mixed-Use, and 
other zones outside of Overlake. For these zones the bonuses earned are based upon the largest building 
prototype anticipated in that zone (will also vary by inside or outside of TOD Focus Area), with the more 
expensive building types earning a higher bonus to ensure bonus earned is balanced by cost of incentive 
options.  
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Table 21.55.4200.A BONUSES EARNED BY ZONE 

POINTS 
VALUE 
BY ZONE 

FAR EARNED HEIGHT EARNED (ft) 
POINTS NEEDED 

TO MAX FAR 
POINTS NEEDED 
TO MAX HEIGHT 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

Inside 
TOD 

Outside 
TOD 

TWNC 0.01594 0.00945 0.35783 0.21199 188 159 235 118 

DTC 0.01594 0.00945 0.35783 0.21199 220 212 235 118 

DTE n/a 0.00945 n/a -0.21199 n/a 79 n/a 71 

MMC 0.01594 0.01594 0.35783 0.35783 314 314 235 235 

MME 0.01594 0.01594 0.35783 0.35783 342 342 296 296 

MMM n/a TBD n/a TBD n/a TBD n/a TBD 

UMU 0.01594 0.00945 0.35783 0.21199 220 212 235 118 

CMU n/a 0.00945 n/a 0.21199 n/a 106 n/a 94 

NMU n/a TBD n/a 0.21199 n/a TBD n/a 0 

NMF n/a 0.00945 n/a 0.21199 n/a 42 n/a 0 

 

 

B. Transfer of Development Rights (TDR). The TDR program and the incentive program may not be 
combined unless the project earns one half the points needed to max height or one floor, whichever is 
greater (see table 21.55.4200.B below).  

TABLE 21.55.4200.B.  
POINTS NEEDED TO COMBINE TDR WITH INCENTIVES 

ZONE Inside TOD Outside TOD 

TWNC 117 59 

DTC 117 59 

DTE n/a 47 

MMC 117 117 

MME 148 48 

MMM n/a TBD 

UMU 117 59 

CMU n/a 47 

NMU n/a n/a 

NMF n/a n/a 
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21.55.5000. Supplemental Requirements 

A. See RZC Appendix 12 for Universal Design supplemental standards and checklists. 

B. Regional Stormwater Facilities: Dedicate a minimum of two to four acres of land to the City of Redmond for use as 
a regional stormwater management facility (depending on service area size). Feasible stormwater sites for Overlake 
Village are indicated in Map 21.55.5000.B. Sites in other locations may be added with additional study and approval 
by the Public Works Director, and are encouraged in OBAT zone and Marymoor Village.  

Map 21.55.5000.B. Overlake Village Feasible Stormwater Sites 

 

 

21.55.6000.  Restrictions and Penalties. [RESERVED] 
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21.58.0010 Purpose. 
A. Purpose.

1. Establish measurable design standards for site design, circulation, building design, and landscape design
to guide preparation and review of all applicable development applications;

2. Ensure that development adheres to the desired form of community design in Redmond as expressed by
goals, policies, plans, and regulations of the Redmond Comprehensive Plan and the Zoning Code while
providing for creativity, flexibility, and alternative pathways for compliance;

3. Supplement land use regulations which encourage and promote public health and safety of the Redmond
community;

4. Promote sustainable and resilient development projects that will provide long-term community benefits,
and have a high environmental and visual quality, and coordinate with the City’s Green Building Program;

5. Ensure that new buildings are of a character and scale that is appropriate to their use and to the site and
consider the needs of community members of all ages, genders, cultures, and abilities.

6. Encourage building variety while providing for designs that reflect the distinctive local character, the
context of the site, and the community’s diversity, historical character, and natural features; and

7. Support decision making by the Administrator, Technical Committee, Hearing Examiner, and City Council
in the review of development applications.

21.58.0020 Scope and Authority. 
A. Scope. This chapter establishes design standards for construction in Redmond based on the vision adopted in
the Redmond Comprehensive Plan. Design standards are focused on equity and inclusion, sustainability, and
resiliency as well as public health and welfare, quality of life, and safety. Standards are intended to achieve specific
identified objectives with Alternative Design Compliance opportunities to achieve identified objectives where
appropriate, as indicated in this chapter.

B. Authority. See RZC 21.76.020.E, Review Procedures, for Design Review.

C. Compliance with Design Standards. Decisions on applications requiring design review will be made as follows:

1. Each design standard section has a purpose statement followed by design standards.

a. Purpose statements describe the City’s objectives for each design element and are the
requirements that each project must meet.

b. The design criteria that follow the purpose statements are objective ways to achieve the design
purpose. Each criterion is meant to indicate the preferred condition, and the criteria together
provide a common theme that illustrates the purpose statement.

c. Graphics are also provided to clarify the concepts behind the purpose statements and design
criteria.

d. If there is a discrepancy between the text and the illustrations, the text will prevail.

2. All applications that require design review must comply with the purpose statements for each applicable
design standard element.
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a. If “shall,” “must,” or “will” are used in the design criterion, all applications must comply with 
that specific design criterion if it applies to the application unless the applicant demonstrates that 
an alternate design provides an equal or greater level of achieving the purpose of the section and 
the purpose of the design category. 

b. The applicant has the burden of proof and persuasion to demonstrate that the application 
complies with the purpose statements. 

i. The applicant must demonstrate to the satisfaction of the Administrator that the 
application complies with the applicable purpose statements and the design criteria that 
use the word “shall,” “must,” or “will.” 

ii. If “should” is used in the design criterion, there is a general expectation that utilizing the 
criterion will assist in achieving the purpose statement; however, there is a recognition that 
other solutions may be proposed that are equally effective. 

3. Each design standard section also includes a statement that describes if an Alternative Design 
Compliance pathway is available and under what circumstances the design standards may vary. 

D. Conflicts with Site Requirements. These design standards supplement the development standards and site 
requirements of each zone. The design standards must be implemented in a manner that allows developments of the 
type and scale set by the Comprehensive Plan and development regulations while achieving the design purposes. 
Where the provisions of this section conflict with the provisions of the zone, the provisions of the zone will control. 

21.58.0100 Design Standards Applicability and Alternatives 
A. Purpose.  

1. To provide a variety of options for development on a parcel while ensuring that all new development is 
human scaled and creates a sense of place. 

2. To provide flexibility to accommodate a variety of building types and scales, as well as diverse housing 
types and commercial spaces, that can accommodate growth in alignment with the Redmond 
Comprehensive Plan. 

B. Building Forms.  

1. Relationship to zoning district development standards.  

a. Maximum height varies by zone and if the parcel is within a TOD Focus Area (see RZC Article I).  

b. Applicability of the design standards in this chapter will vary by building height, building form, 
and in some instances by use. See applicability statements in each section of this chapter. 

2. Building typologies 

a. Standard buildings: buildings up to 85 ft in height.   

b. Mass timber buildings: buildings where the primary load-bearing structure is made of either solid 
or engineered wood. See RZC 21.58.5100 for mass timber standards and alternative design 
compliance. 
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c. Towers: buildings over 85 ft in height. See RZC 21.58.5200 for tower standards and alternative 
design compliance. For portions of the tower under 85 feet in height the standard building 
regulations, options, and alternatives apply. 

d. Small building option: buildings limited in height may choose a simplified design standard 
pathway. See RZC 21.58.0100.C.  

C. Small Building Option. 

1. Purpose. This alternative design compliance option has been provided as a minimal design approach for 
smaller buildings, such as small-lot infill projects, or for smaller buildings in a multi-building development, 
or other small projects. This approach allows for waivers of some design requirements when providing 
minimum façade enhancements and ornamentation, such as architecturally integrated artwork. 

2. Applicability. The Small Building Alternative is limited by building height according to Table 21.58.0100.C.1. 
Buildings utilizing this option are not eligible for height increases using any program that offers additional 
building height. 

Table 21.58.0100.C.1 Small Building Option Eligibility 

Zoning District Max Building Height 

Downtown Edge, Marymoor Edge, Overlake Urban Multifamily, Corridor Mixed-Use 45 ft 

Downtown Core, Marymoor Core, Overlake Village, Overlake Business and Advanced 
Technology, or Urban Mixed-Use zones 60 ft 

 

2. Minimum Design Standards.  

a. A vertical break in building material, texture, or scale at the lesser of 120 feet or 66% of the 
building width at the street frontage is required. Buildings less than 40 feet in width at the street 
frontage are exempt.  

b. Façade: 

i. Balconies: Use recessed or enclosed balconies. Avoid Juliet and suspended balconies.  

ii. Weather protection: Continuous, well-blended and contextual with the building.  

iii. Fenestration: Deep-set, multi-paned large windows that give dimension, transparency 
and natural light to residents. Avoid contrast with façade material. For example, avoid 
white vinyl windows on a dark façade.  

c. 15% minimum ornamentation of façade required. See 21.58.3580 Details and Ornamentation. 

21.58.0300 Alternative Design Compliance 
A. Purpose. The Alternative Design Compliance option allows and encourages flexibility in the design standards in 
order to promote creativity in site and building design, encourage distinctive design elements, and allow for unique, 
iconic buildings in centers. ADC options are encouraged to be considered as a part of project early design decision 
making phases and are intended to be utilized regularly. 
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B. References.  

• Alternative Design Compliance is not the same as Administrative Design Flexibility. See RZC 21.76.050 
Administrative Design Flexibility for site design and development standards flexibility. 

• See RZC 21.16 for exemptions to setbacks and building heights, including access to rooftop amenities.  
• See zoning development standards tables in RZC Article I for additional flexibility in building height. 
• For Development Agreement alternative pathway, see RZC 21.76.070.L. 

C. Applicability.  

1. All proposals requiring design review may seek approval of alternative design compliance (ADC) from 
the Administrator where allowed in this Article, subject to ADC requirements within each section.  

2. All deviations, major and minor, must comply with the listed criteria of this chapter. 

D. Submittal Requirements. The review of ADC requests will occur as part of the standard design review process 
and is not a separate review process (see RZC 21.76.020.E). 

1. The applicant seeking alternative design compliance from the design standards in this article must 
demonstrate, in writing, indicating the following: 

a. How the project meets the listed criteria and is code compliant;  

b. How the alternatives(s) requested deviate from the applicable standard requirement(s) and 
option(s) available; and  

c. Indicating the improvements gained by application of the alternative(s). 

2. Applicant must submit conceptual architectural sketches showing variation request(s).  

E. Review Process.  

1. When ADC is requested, a pre-application conference is recommended. 

2. If the Administrator or their assigned designees makes a recommendation to vary the design 
requirements, it will be based on the following: 

a. The alternative meets the purpose of the standard and all applicable ADC conditions as 
described in the relevant section(s) of this chapter. 

b. Permitting a variation will not be materially detrimental to the public welfare or injurious to the 
property or improvements in the area; 

c. Permitting a variation will not be contrary to the objectives of the design standards or the site 
requirements and development standards of the relevant zoning district(s); 

d. Permitting a variation in design better meets the goal and policies of the Comprehensive Plan 
and neighborhood goals and policies; 

e. Permitting a variation in design results in a superior design in terms of architecture, building 
materials, site design, landscaping, and open space. 

f. The variation protects the integrity of a historic landmark or the historic design subarea; and 

g. Granting of the variation is consistent with the Shoreline Master Program, if applicable. 
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21.58.1000 Context Sensitive Design  
A. Purpose. The purpose of design context is to provide contextual references that can be used to encourage 
creative and distinctive designs for new development and redevelopment projects while avoiding sameness in 
design; and to create contexts that capture the community visions and values as reflected in the Comprehensive 
Plan and Redmond Zoning Code. Attentiveness to design context ensures that: 

1. Buildings relate to their individual sites, general locations, and to the zone and block, as shown in 
example illustrations in Table 21.58.1100.A Context Sensitive Design. 

2. Buildings are designed for the local climate and year-round environment. 

3. Building proportions prioritize pedestrian orientation, the human scale, and comfort for building users. 

4. The building’s scale and design harmonize with other buildings and features along the street upon which 
it is located. 

5. The building’s mass and composition enhance and harmonize with neighboring structures while 
providing a distinctive street presence. 

6. Sites and their structures contribute to a distinctive street presence.  

21.58.1100 Relationship to Adjacent Properties 
A. Purpose. The purpose of design relationship to adjacent properties is to promote visual distinction of the City, its 
neighborhoods, districts, and individual sites; and to create contexts that capture the community visions and values 
as reflected in the Comprehensive Plan and Redmond Zoning Code. 

1. Promote functional and visual compatibility along with cultural creativity and innovation between 
adjacent neighborhoods, districts, land uses, and individual sites. 

2. Encourage building designs that use natural, historic, traditional, or cultural references to create 
elements that link new development projects to the respective neighborhood and the community. 

2. Adjacent Historic and cultural elements support context. Historic landmarks and the section of Leary Way 
framed by older historic structures have been identified as contributing to the historic character of the City. 
In addition, Redmond’s native peoples and Redmond’s heritage define the more general historic and 
cultural context of the City. This section regulates design of designated landmarks and historic districts as 
allowed in RCW 36.70A.630 or its successor. 

B. Applicability. This section applies citywide to all new development of sites and structures. 

C. References.  

• See RZC 21.05 Special Districts and Overlays. 
• See RZC 21.36.400 Open Space Design Requirements 

D. Design Standards.   

1. Site Context. Development of the site and structures must demonstrate a relationship between the 
proposed site and structures and the existing site, general location, zone, and block.  

a. New development projects must coordinate with surrounding sites and developments within a 
two-block radius of the project limits through the following design techniques:  
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i. Include a minimum of two coordinating building design elements (e.g. materials, colors, 
entryway designs, projections, roofline treatments); 

ii. Provide a minimum of two coordinating site design elements (e.g. parks, open space, 
landscaping, paving treatments, wayfinding); and  

b. Connecting open space with adjacent open space and utilizing common design elements so the 
spaces feel to the user as one continuous space (see RZC 21.36.400.B.4) counts as one of the 
required site design elements under this section.  

 

Figure 21.58.1100.D.1. Example of connecting adjacent open space with common design elements 

 

   

2. Distinctive Street Presence.  

a. Development of the site and structures’ mass and composition must provide:    

i. A minimum of one site design element that is unique to the project limits in comparison 
to adjacent or abutting parcels. 

ii. A minimum of four building design elements that are unique to the project limit in 
comparison to buildings located within adjacent or abutting parcels. The unique building 
design elements must include at least two of the following: 

A) Primary color and secondary material; 

B) Building silhouette; 

C) Design symmetry; 

610



Chapter 21.58 Community Design Standards, Draft 3.1 | Redmond Zoning Code – for adoption Page 8 of 66 
 

 

D) Vegetated building surfaces; 

E) Resilient or ecological material; or 

F) Innovative, artistic features representative of the neighborhood, zoning, or 
cultural district’s vision as adopted in the Redmond Comprehensive Plan. 

b. Avoid using more than two colors from adjacent buildings. 

3. Historic structures and sites 

a. New development projects must design the site and structures to complement abutting 
designated historic landmark properties and structures, as listed in RZC Appendix 5, Redmond 
Heritage Resource Register.  

i. New development must avoid obscuring the features of significance of the designated 
historic landmark, as identified in the approved Designation Report – Findings of Fact and 
Decision for the historic landmark, from the public when viewed from the pedestrian realm, 
park, or trail. Designation reports are kept on file at the Development Service Center. 

ii. Views from the new development project may include views of significant features of the 
historic landmark. 

b. Old Town.  

i. New development projects within Old Town (see Figure 21.58.1300.D.2) must use design 
elements that reinforce historic-period properties and structures.  

 

Figure 21.58.1100.D.3. Map of Old Town Redmond 

 
 

ii. Developments must repeat a minimum of one exterior colors or design element from a 
historic property within two blocks of the project limits. 
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E. Alternative design compliance may be allowed if the alternative meets or exceeds the purpose of design 
relationship to adjacent properties. Developments within cultural districts and iconic buildings in centers intended 
as landmark placemaking buildings may utilize the alternative design compliance for requirements for coordinating 
building design elements with surrounding properties. 

 

21.58.1200 Ridgelines and Hill Tops 
A. Purpose. The purpose of design context with ridgelines and hill tops is to minimize visual and environmental 
impacts on distinctive landforms throughout the City.  

1. Reduce natural hazards and impacts on the natural environment and to minimize the visual impact of 
development on hillsides. 

2. Respect natural landforms and to use them to provide definition between various parts of the 
community and to provide project identity. 

3. Minimize visual and environmental impacts on ridgelines and hill tops. 

B. Applicability.  

1. This section applies citywide to all new development of sites and structures. 

2. Exemption. Development within Centers are exempt from design standards in this section. 

C. References. See RZC 21.64.060 Geologically Hazardous Areas.  

D. Design Standards. Development on hillsides should minimize visual and environmental impacts, as shown in 
Figure 21.58.1210.D.  

1. Locate structures to ensure the tops of structures are located below prominent ridgelines or the 
trees/vegetation along ridgelines. 

2. Retain existing wind-resilient trees/vegetation along ridgelines. 
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Figure 21.58.1200.D. Developments along Ridgelines and Hilltops 

 

 

E. Alternative Design Compliance is not allowed for RZC 21.58.1210 Ridgelines and Hill Tops. 

21.58.1300 Stream and Wetland Buffers [RESERVED] 
 

21.58.1400 Shorelines and Parks 
A. Purpose. The purpose of context sensitive design with shorelines and parks is to protect and enhance these 
natural resources and city assets for access and enjoyment by the community. 

B. Applicability.  

1. This section applies citywide to all new development, including the site and structures. 

2. Exemption. Single-family and middle housing development are exempt from design standards in this 
section. 

C. References. See RZC 21.68 Shoreline Master Program. 

D. Design Standards.  
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1. Building orientation and access 

b. Developments adjacent to the Sammamish River Trail between the 8300 block and the Redmond Central 
Connector must provide a pathway or walkway between the development and the Sammamish River Trail, 
unless modified through an approved development agreement where alternative access is provided.  

c. Developments must provide pedestrian and bicycle access through the site to these features, when 
adjoining the Sammamish River, Bear Creek, and other shorelines, as well as their associated parklands, 
trails, and pathways.  

d. Developments must provide building entrances, balconies, or other such building features or site 
features on the facade fronting waterways or parks. 

f. Buildings must incorporate a minimum of two architectural features on the facades facing the trails and 
pathways such as, but not limited to: 

i. Glazing for visibility of the trails and pathways by building users, refer to Table 21.58.3520.B.2 
Façade Transparency - Urban Trail Frontage; 

ii. Public art installation, excluding public art involving lighting when the façade is oriented toward a 
shoreline; 

iii. Wayfinding treatment such as signage on the façade; or 

iv. Interpretive signage regarding natural or historic elements occurring within ½ mile of the project 
limits.  

2. Site and building design 

a. New development projects must include the following site design elements when the project limits 
adjoin shorelines or parks:  

i. Nonmotorized access where the site abuts the shoreline or park; and  

ii. Landscaping, plazas, and other pedestrian features incorporated into the design of the 
nonmotorized access.  

b. Development of parking facilities next to parks and waterways must be screened by natural-looking 
landscape buffers with tall trees and understory vegetation between the parking facilities and the parks or 
shoreline.   

i. Buffering must be located between the parking facility and the park or shoreline. 

ii. Landscape buffer must be at least 30 feet wide. 

c. When surface stormwater facilities are placed near the shorelines and parks, they must not create a 
barrier between the use and the shoreline or park.  

3. Multiple building design. Buildings in groups within new development projects must be related. Repeat two 
or more styles, materials, roof shapes, or other distinctive architectural elements.  

E. Alternative design compliance may be allowed if the alternative meets or exceeds the purpose of context 
sensitive design with shorelines and parks. 
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21.58.1500 Redmond Central Connector  
A. Purpose. The purpose of this section is to ensure that buildings and uses along the Redmond Central Connector 
(RCC) in Downtown Redmond are designed to engage with and provide access to the RCC, while also ensuring that 
uses do not hamper rail use in the future if the rail line is reactivated. 

B. Applicability.  

1. This section applies to all new development abutting the RCC in Downtown Redmond.  

2. Exemption. In view of the elevated grade and steep side slopes of the portion of the RCC in the vicinity of 
the trestle crossing of Redmond Way and the Sammamish River, the provisions of this section do not apply 
to the properties within the portions of the Downtown Core zone that adjoin the RCC and are at or west of 
the crossing over Redmond Way. 

C. Design Standards. 

1.  Building Orientation and Access. Buildings along the RCC should orient to the RCC as well as to the 
streets, and should include storefronts and entrances to, and through, the building from the RCC. 

2.  Site and Building Design. 

a.  Where a site adjoins the RCC, the development must include a minimum of two site design 
elements that reinforce the RCC such as but not limited to connecting landscaping, plazas, and 
other pedestrian features. 

b.  Parking garages facing the RCC must be designed with ornamental grille work in garage 
openings or other architectural features on solid walls to ensure that blank, sterile walls do not 
loom over the RCC. 

c.  Architectural detailing must be included on all sides of the buildings, including the facades 
visible from the RCC. 

d.  All ground floor space constructed adjoining the RCC, including garage floors at the street grade, 
must have a minimum ceiling height of at least 10 feet. Ground floor garage space constructed facing 
and abutting the RCC that is later converted to commercial/retail space facing/fronting the RCC with 
entry doors and storefronts is exempt from providing required parking for the space converted from 
parking stalls to commercial space and is exempt from replacing any parking stalls eliminated by the 
conversion of the ground floor parking stalls to retail/commercial space. 

D. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of design along 
the Redmond Central Connector. 

 

21.58.1600 High Traffic Corridors, BP, MP, and I Zones.  
A. Purpose. The purpose of this section is to promote healthier living environments by minimizing noise and air 
pollution. 

1. Decrease impacts of sound and air pollution. 

2. Reduce allergens, improve air quality, and reduce exposure to particulate air pollution.  
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B. Applicability. This section applies citywide to all new development with project limits adjacent to freeways, 
principal or minor arterials, or are adjacent to BP, MP, or I zones. 

C. Design Standards. 

1. Utilize the following techniques to minimize the potential negative impacts to residents living adjacent to 
manufacturing uses or uses with similar impacts: 

a.  Screening: new residential uses must provide Type 1 screening as required in Table 21.32.080 
Types of Planting between residential and adjacent freeways, principal or minor arterials, BP, MP, 
or I zones.  

b.  Building orientation: orient multifamily structures to protect sensitive areas such as bedrooms 
from noise and light impacts. 

c.  Non-motorized circulation and open space: design non-motorized circulation and open space 
areas for pedestrians and bicyclists that minimizes noise and light impacts from adjacent uses.    

3. Comply with applicable overlay requirements in RZC 21.05 Special Districts and Overlays and 21.16.600 
Special Requirements for Land Adjacent to Commercial Zones. 

D. Alternative Design Compliance may be allowed for this standard if the alternative meets the purpose of this 
section and does not propose housing units within 60 feet of a property line abutting freeways, principal or minor 
arterials, BP, MP, or I zones. 
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21.58.2000 Universal Design  
A. Purpose. The purpose of the Universal Design section is to make the community more accessible and implement 
the Redmond Comprehensive Plan goals for equity and inclusion. 

1. To implement the Redmond Comprehensive Plan equity and inclusion goals and objectives through the 
design of spaces and environments that are usable by all people to the greatest extent possible without the 
need for excessive adaptation.  

2. To include in the design process consideration for the needs of all community members regardless of 
their age, gender, language, or ability. 

B. Applicability. Universal design features in RZC Appendix 12 are highly encouraged citywide for all new 
development and major redevelopments.  

C. References.  

• See RZC 21.55 Development Incentives. 
• See RZC Appendix 12 Inclusive and Universal Design Incentive Requirements. 
• See Redmond Comprehensive Plan, Community Development and Design chapter. 

C. Design Standards.  

1. Incentives are provided in RZC 21.55 for universal design checklists and specific techniques. The 
checklists provided in RZC Appendix 12 provide the requirements to qualify for the available incentives.  

2. Where conflicts with state and federal codes occur, the most restrictive applies. 

  

21.58.2100. Inclusive Neighborhood Standards.  
A. Purpose. The purpose of this section is to implement the Redmond Comprehensive Plan goals for inclusive 
neighborhoods.  

B. Applicability. All new development within inclusive neighborhood boundaries as defined in 21.05.230. 

C. Design Standards.  

1. To implement the Redmond Comprehensive Plan goals for an inclusive neighborhood (see Figure 
21.05.230.B), mixed-use and non-residential development shall provide at minimum the following features: 

a. Adult Changing Room (see Appendix 12, section 12.4.1) 

b. Mobility Device Charging Area (see Appendix 12, section 12.4.2) 

c. Automatic Doors (see Appendix 12, section 12.3) 

2. All development must provide the elements indicated as mandatory for inclusive neighborhoods in RZC 
Appendix 12, Section 12.3, as applicable.  

3. All universal design features implemented as part of the inclusive neighborhood standards may be 
utilized towards achieving one of more incentive (see RZC 21.55). 

D. Alternative Design Compliance may be allowed if the alternative provides the same or increased accessibility, if 
site conditions limit implementation, or if state and federal code conflicts occur. 
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21.58.3000 Building Standards 
A. Purpose. Building standards provide minimum requirements for public safety and quality of life and implement 
the vision and goals for community development and design adopted in the Redmond Comprehensive Plan. 

21.58.3100 Street Wall Breaks and Step Backs   
A. Purpose. The purpose of this section is to create a vibrant, pedestrian-friendly streetscape with clear visual 
breaks to reduce bulk and improve solar access.  

1. Add visual interest to the street that reflects the community visions and values for centers and mixed-use 
zones as reflected in the Comprehensive Plan and Redmond Zoning Code. 

2. Promote harmony with other buildings and features along the street, its neighborhoods, districts, and 
individual site. 

3. Create an appropriate scale street wall for pedestrians. 

4. Establish a sufficient visual break between buildings or building elements within a single frontage, so as 
to ensure that they read independently.  

5. Minimize the impression of building bulk to pedestrians.  

a. Physical breaks minimize the appearance of building bulk. 

b. Material changes minimize the appearance of building bulk. 

6. Reduce shadows and increase solar access. 

B. Applicability.  

1. This section applies to all new developments in centers and Urban Mixed-Use zone where the building is 
greater than 45 ft in height. 

2. Exemptions. The building is exempt from step back standards in this section if any of the following site 
conditions apply: 

a. Where building frontage is on a street with a ROW of 85 ft or greater. RZC 21.58.5200 Tower 
Standards apply, if applicable. 

b. Where a linear open space, trail, or tree preservation area exists between the edge of the street 
and the front of the building and is at least 20 feet wide. 

c. Where site typography raises the first-floor building entry greater than 10 ft above the level of 
the street. 

C. Design Standards 

1. The street wall elements of the building, such as building entrances, plinth, belt course, and exterior 
patterns should be designed to contribute to the pedestrian realm, including reducing apparent mass and 
bulk, and avoiding long, continuous flat facades, as shown in figure 21.58.3100.C.1.  

2. Building Width. Maximum building width without a break or material change is 120 feet per Figure 
21.58.3100.C.2. 
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Figure 21.58.3100.C.2 Reducing Apparent Mass and Bulk with Building Break 

 

 

3. Interior Façade Modulation. Facades facing interior property lines and interior portions of the lot that are 
visible from the street must be modulated approximately every 40 feet or every two units, whichever is 
greater, by one or more articulation methods (e.g. building break). Architecturally integrated public art, 
integrated photovoltaic, material change, or green wall may be used as an alternative to interior 
modulation. 

4. Building step backs. Create human scale at street level by using noticeable step backs in the building 
design and utilizing those step backs for amenities and vegetation. See RZC 21.55 for related incentives.  

Table 21.58.3100.C.4. Building Step Back Standards by Development Type 
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Standards Standard Podium  Tower Mass Timber 
Construction 

Small Building 
Alternative 

Design 
Standards 

Option 

Step back varies based on the composition of the building and its contextual surroundings  
or building construction method. 

Step back locations Step backs must 
be included on 
street-facing 

facades. 

Step backs must 
be included on a 
minimum of 60% 

street-facing 
facades. 

Step backs must be 
included on street-facing 

facades. 
See 21.58.5200 for 
Tower Standards 

Step backs must 
be included on a 
minimum of 60% 

street-facing 
facades. 

See 
ornamentation 

alternative 

Step back begins 
(story) After 2nd or 3rd 

story  
for buildings 

with  
6 or more 

stories 

After 3rd or 4th 
story 

 
Alternatively  

step back  
at podium top 

After 3rd or 4th story for 
first step back 

2nd step back required 
between 6th and 8th story 
for buildings with 12 or 

more stories 
Exception if meets Tower 
at grade standards in RZC 

21.58.5200 Towers  

After 2nd, 3rd or 
4th story 

 
Exception if 

meets Tower at 
grade standards 

in RZC 
21.58.5200 

Towers 

Minimum depth of 
step back, 
measured from the 
building edge at the 
street frontage 

15 ft min 15 ft min  
at first step back 

20 ft min 
at first step back  

10 ft min 
for other stepbacks 

15 ft min 10 ft min 

Minimum depth of 
step back if podium 
top amenities and 
vegetation are 
provided 

10 ft min 

15 ft min 
at first step back  

10 ft min 
at top floor 

15 ft min 
at first step back  

10 ft min  
for other stepbacks 

15 ft min 10 ft min 

Step back variations A maximum of 25% of the building frontage may vary from step back requirements. 
Minimum step back may be averaged where no portion of the step back is less than 10 ft in depth. 

Ornamentation 
alternative to step 
back 

Buildings that include ornamentation over at least 15 percent of the street wall facade facing public 
streets are exempt from step back requirements. See RZC 21.58.3860 Details and Ornamentation. 

Podium and rooftop 
amenities 

Incentives are available for podium and rooftop amenities. See RZC 21.55 Development Incentives.  
Podium top amenities that provide PEAS are encouraged, with a minimum depth of 20 ft preferred.  
Direct access to podium top amenities from the sidewalk is encouraged when facing a park or trail are 
encouraged.  

Additional 
considerations 

In Overlake, maximum building height must not exceed 70 feet within 50 feet of the west edge of the 
right-of-way of 156th Avenue NE or within 50 feet of the west edge of the right-of-way of Bel-Red Road, 
north of NE 24th Street.  

 

D. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of the street wall 
breaks and step backs.   
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21.58.3200 Rooflines  
A. Purpose. The purpose of the Rooflines section is to create a visually interesting skyline and align development 
with City priorities. 

1. To incorporate design elements into roofline and promote visual interest to enhance skyline. 

2. To reduce the feeling of bulk. 

3. To support city priorities of environmental sustainability, climate resiliency, and habitat connectivity.  

B. Applicability.  

1. This section applies to all new development in centers and the Urban Mixed-Use zone. 

2. Exemption. Mass timber buildings with exposed wood elements on building exterior are exempt from 
roofline modulations. 

C. References. 

• See RZC 21.58.5200 Towers. 
• See RZC 21.58.5520 screening of mechanical equipment. 
• See RZC 21.58.55 for incentives for activation of podium tops and rooftops and pollinator habitats. 
• See City of Redmond Climate Resiliency and Sustainability Vegetation Management Plan for 

sustainable vegetation management. 

D. Design Standards. 

1. New development projects must create a varied and visually distinctive roof form.  

a. The width of any continuous roofline treatment must not extend more than 120 feet or a 
maximum of 30% of the linear extent of frontage facing a public right-of-way, whichever is less. 

b. Use features such as but not limited to prominent cornice or fascia, stepped roofs, emphasized 
dormers, chimneys, gables, or an articulated roofline to create variety and visual distinction. 

2. Minimum modulation. The height of the roofline must change at least 5 feet per modulation.  

3. Vegetation alternative. New development projects may provide vegetation at rooflines as an alternative 
to roofline modulation. The use of vegetation for blank wall treatment and for roofline mitigation must 
meet the following design standards.  

a. Plants must be selected from the City of Redmond Climate Resiliency and Sustainability 
Vegetation Management Plan. 

b. Plants used for roofline mitigation must achieve 40 percent canopy cover of the mitigation area 
at maturity. 

c. Maintenance. A maintenance plan for resiliency and longevity must be included as part of project 
submittal. 

4. FAR reallocation.  

a. The maximum building height on a site may be exceeded by a maximum of one story when 
building height reductions are required at building edges, along a street, public park, or public trail, 
to accomplish the following objectives: 
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i. Façade modulation meeting minimum dimensions; or 

ii. Stepped building height to reduce the apparent height of the building; or 

iii. Corner building design to encourage pedestrian activity through improvements along 
the streetscape. 

3. The added area must not exceed the floor area removed or omitted to meet the above 
objectives and will not be considered additional FAR.  

E. Alternative Design Compliance may be allowed for designs that meet or exceed the purpose of roofline modulation. 

 

21.58.3300 Enclosed Courtyards    
A. Purpose. The purpose of this section is to maintain adequate natural light for residential dwellings and 
landscaping. 

B. References.  

• See also 21.58.6030 Minimum Residential Courtyard Dimensions. 
• Buildings greater than 85 feet must also comply with the Tower regulations in RZC 21.58.5200. 

C. Applicability. This section applies citywide to multifamily or mixed-use residential structures over 70 feet in height. 

D. Design Standards.  

1. Enclosed courtyards will not be permitted for structures over 70 feet in height, except when: 

a.  The floorplates for floors above 70 feet do not exceed 50 percent of the structure’s floor plate 
at the ground level; or 

b.  The courtyard, due to its size and orientation, is designed to allow natural light to light all areas 
of the courtyard during various times of the day, such that no area of the courtyard is perpetually in 
shadow during all daylight hours.    

c.  The interior courtyard for U- or H-shaped buildings must be separated from the sidewalk to 
create a private area, provided that the enclosure is constructed of transparent building material. 

2. Entry into interior courtyards must be provided for first responders.  

E. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of courtyard 
standards. 

 

21.58.3400 Corner Lots  
A. Purpose. The purpose of corner lot design is to provide informal and welcoming community gathering places, to 
encourage pedestrian activity, and to enhance the character of the streetscape including continuous pedestrian-
oriented storefronts, active retail uses, and a human-scale of the public realm. Corner lot treatments also 
contribute to wayfinding and placemaking goals. 

1. Provide architectural and design distinction of a building from the pedestrian’s perspective. 
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2. Serve as wayfinding along a street, at an intersection, or across an expanse of the pedestrian realm or 
public space. 

3. Provide informal community gathering places. 

4. Extend the public realm and provide park-like space. 

5. Highlight an intersection or walkways. 

6. The purpose of a corner plaza is to highlight an intersection or walkways by providing a small but well-
designed urban space at the corner.   

B. Applicability. This section applies to all development in centers and mixed-use zones when the project limits are 
located at the intersection of two or more public streets.  

C. References. 
• See RZC 21.36 Open Space for plaza design standards.  
• See RZC 21.32 Landscaping. 
• See RZC 21.34 Lighting  

D. Design Standards.   

1. The standards are determined by type of streets, as shown in Table 21.58.3400.D.1. 

Table 21.58.3400.D.1   Corner Treatment by Intersection Type 

Street Type Urban Core Urban Mixed / Retail  Landscape Yard 
/ Neighborhood  

Shared Street / 
Limited Access 

Urban Trail Mid-Block 
Passage 

Urban Core i. Corner Plaza required.  
ii. Entrance Required at 
Corner.   
iii. Additional height with 
FAR reallocation allowed 
(up to 20 ft above max 
height allowed by zone). 

i. Corner Plaza required.  
ii. Entrance Required at 
Corner.   
iii. Additional height with 
FAR reallocation allowed 
(up to 10 ft above max 
height allowed by zone). 

i. Corner 
treatment 
techniques 
apply.  
ii. No additional 
height.  
 

i. Corner 
treatment 
techniques 
apply.  
ii. No additional 
height. 
 
 

i. Corner 
treatment 
techniques 
apply.  
ii. No 
additional 
height.  
ii. 
Pedestrian 
Signage 
required.  

i. Corner 
treatment 
techniques 
apply. 
ii. No 
additional 
height.  
iii. 
Pedestrian 
Signage 
required.   
 

Urban Mixed/ 
Retail Street 
frontage 

  i. Entrance Required at 
Corner.  
ii. Additional height with 
FAR reallocation allowed 
(up to 10 ft above max 
height allowed by zone). 

Landscape 
Yard/ 
Neighborhood 
Street frontage 

    

Shared 
Street/Limited 
Access 

      

Urban Trail         

Mid-Block 
Passage 

     n/a 
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2. Techniques for corner lot design include but are not limited to the following:  

a. Corner Plaza, when applicable per Table 21.58.3400.D.1. and installed per Table 21.58.3400.D.2.a 

b. Focal points that create activity;   

c. Signature attractions that provide unique identity; 

d. Seating, especially if adjacent to local businesses or transit;   

e. Water features such as a fountain or artwork with water; or 

f. Landscaping features in accordance with RZC 21.32 Landscaping. 

Table 21.58.3400.D.2.a. Corner Plaza Standards  

Public Access Corner plazas should be designed and maintained for year-round public access 

Function Must provide pedestrian access to a primary building entrance. 

Example 
Illustration 

 

Min size 100 sq ft minimum 

FAR 
Reallocation 
Allowed 

FAR that is removed from the building envelope to create a corner plaza may be moved to the top 
of the building as shown below. In such a case the maximum building height on a site may be 
exceeded per Table 21.58.3400.D.1. 
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Min 
transparency 100% of edge lined by retail windows or transparent lobby entrances 

Public Seating  For every 60 square feet of plaza area or open space, seating areas must be provided and consist 
of at least three linear feet of seating area (bench, ledge, etc.) or one individual chair. This 
provision may be relaxed where there are provisions for movable seating that meet the purpose 
of the standard. 

 

2. Reinforce corner by:  

a. Orienting pedestrian entrances toward the corner.  

b. Incorporating architectural detailing, cornice work, or frieze design at the building corner and 
wrapping the detailing for a minimum of five percent of the linear facade.  

3. Prioritize connecting existing or planned public and open spaces together that are flexible and large 
enough for programming.  

4.  Pedestrian signage. Locate at least one sign easily visible to a person standing on the sidewalk to 
provide clear wayfinding to nearby streets and/or attractions.  

5. Corner treatments may count toward required common open space if they meet the design 
requirements in RZC 21.36.400. 

E. Alternative Design Compliance is not permitted for corner plaza standards in Table 21.58.3400.D.2 but may be 
allowed for other corner standards if the alternative meets or exceeds the purpose of courtyard standards. 

 

21.58.3500 Building Design for Safety  
A. Purpose. The purpose of this section is to promote building design that increases safety of employees, residents, 
and visitors. 

B. Applicability.  

1. This section applies citywide to all new developments. 
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2. Exemptions. Single-family and middle housing developments are exempt from this section. 

C. Design Standards. 

1.  Site design should avoid creating potential entrapment areas. 

2.  Housing units, offices, or other uses that allow for informal surveillance should surround courtyards and 
open spaces. 

3.  Arrange a mixture of uses to minimize isolated areas that may be unsafe. 

4. Building design should allow for informal observation of exterior semipublic and public areas, including 
play areas, open spaces, pathways, and parking lots. 

Figure 21.58.3500.C Site Design for Safety 

 

5. Areas such as laundry rooms and fitness rooms should incorporate windows to increase visibility. 

6. Doors to stairways, parking, and similar areas should be open or have windows to allow users to see through 
to the other side. 

7. Increase personal safety by: 

a. Avoiding hidden building entries and ensuring good sight lines into entries. 

b. Sufficiently lighting doorways and alcoves pursuant to RZC 21.34.080 Security Lighting standards. 

8. When security surveillance devices are proposed, they should be designed to blend through color, scale, 
placement, and general design with the site and buildings, to the extent possible. Exterior lighting, including for 
security, must be designed pursuant to RZC 21.34 Lighting. 

D. Alternative Design Compliance is not allowed for safety standards. 

 

21.58.3600 Building Elements and Details 
Purpose. Building design elements and details are intended to support the implementation of placemaking goals 
and objectives adopted in the Redmond Comprehensive Plan.  
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21.58.3610 Façades  
A. Purpose. Façade standards are intended to achieve the goals for pedestrian- and bicycle-oriented development 
and contribute to the creation of high-quality public realm experience. 

1. To promote a level of transparency required to achieve a visual link between the business and passing 
pedestrians, activating the public realm. 

2. To achieve a feeling of safety associated with visibility of the street from the interior of abutting 
businesses.   

3. To promote ground floor retail, other commercial uses, and flexible spaces that are engaging and include 
features that are scaled to and of interest to pedestrians, including the creation of active-use public realm 
elements such as exterior displays and patios, in order to tie the private realm to the public realm. 

4. To implement universal design features that improve wayfinding and accessibility.  

B. Applicability.  

1. This section applies citywide to all new developments. 

2. Exemptions. Single-family and middle housing developments are exempt from this section. 

C. References 

• See RZC 21.58.3800 Sustainability and Resiliency Features. 
• See RZC 21.58.3700 Materials and Ornamentation. 
• See RZC 21.58.3650 Blank Wall Treatments. 
• See RZC 21.58.5310 Parking Design for parking garage transparency standards. 

D. Design Standards.  

1. Façade treatments. New development projects must balance solar access and shading based on 
orientation, seasonal environments, and climate conditions. Use the following techniques: 

a. Incorporate trellis, overhangs, latticework, or similar elements at south-facing facades to 
minimize solar gain during summer months and to provide shade during warm weather.  

b. Shading devices, cladding, and roof forms must be designed to facilitate natural ventilation. 

c. Integrated photovoltaic is encouraged.    

2.  Enhance the public entries of all buildings. 

a. For multifamily, mixed-use, and non-residential buildings, provide distinction of every primary 
entrance for recognition and accessibility using building design features such as but not limited to 
building modulation, alcoves, color or materials changes, decorative paving, decorative door, 
artwork, landscaped trellis, or other decorative element that includes landscaping. 

i. Provide a minimum of two building design features to distinguish all primary entrances 
from other entrances.  

ii. Provide a minimum of one building design features to clearly identify secondary 
entrances.  
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iii. For buildings within a cultural district utilizing cultural district contributing features is 
encouraged (see RZC 21.05.200). 

b. Provide weather protection at all entryways per RZC 21.58.3640 Weather Protection. 

c. Provide at least 100 square feet of landscaping at or near the entry. 

d. Provide a minimum of one pedestrian amenity such as benches, rest area, informational kiosks, 
sensory garden, architectural or tactile design elements less than four feet above the street grade, 
or low-story vegetated treatments. 

3. Façade transparency. Façade transparency must be established with windows and blank wall maximums 
per Table 21.58.3610.D.3 with nonreflective, transparent glazing. 

Table 21.58.3610.D.3 Façade Transparency 

Minimum 
Transparency 
Standards 

Urban Core 
frontage 

Urban Mixed / 
Retail Street 

frontage 

Mid-Block 
Passage 
frontage 

Shared Street 
/ Limited 

Access  

Urban Trail 
frontage 

Landscape Yard 
/ Neighborhood 
Street frontage 

Ground Floor f 80% 
70% for non-

residential 
30% for 

residential 

60% for ground floor retail 
30% for other uses 40% 30% 

2nd to 6th story 30% 20% 
30% when adjacent to a park or PEAS space 20% 20% 

7th story and above 20% * 
30% when adjacent to a park or PEAS space * 20% n/a 

* Also applicable for Bel Red Rd, 24th St, Access Streets, Local Streets, Collectors, Minor Arterials, and 148th Ave NE.  

D. Alternative Design Compliance  

1. Mass Timber. Alternative Design Compliance may be allowed for transparency requirements if the 
project is a mass timber construction that:  

a. Meets the purpose of the transparency standards; and 

b. Does not reduce the transparency of the ground floor; and  

c. Utilizes inclusive design building features (see RZC 21.58.2000 for examples).  

2. Alternative Design Compliance may be allowed for transparency requirements for the 7th story and above 
if the alternative meets the purpose of the transparency standards and incorporates integrated 
photovoltaics in the design for the stories proposed for alternative compliance.  

 

21.58.3620 Ground Floor Retail  
A. Purpose. Ground floor retail design standards set minimum standards to ensure ground floor retail supports the 
intended public realm and pedestrian experience.  

1. To support the multi-modal and pedestrian focus of centers and mixed-use neighborhoods. 
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2. To enhance the connection between the retail space and the pedestrian realm, and to any exterior 
seating areas. 

B. Applicability.  

1. This section applies within centers and mixed-use zones to all new retail and restaurant spaces, including 
live/work units, where the storefront abuts a street, urban pathway, or plaza.  

2. Exemptions. Single-family and middle housing developments are exempt from this section. 

C. References.  

• See also RZC 21.58.3400 Corner Lots. 
• See also RZC 21.04.2020 Active Retail Uses.  

D. Design Standards. 

1. Provide visible and universally designed wayfinding or architectural treatments. 

a. Entry door must provide automatic entry option (see RZC Appendix 12, Section 12.4.2 
Supplemental Standards for Inclusive Design Features). 

b. Recessing the storefront and entryway are allowed. 

c. Ensure adequate natural lighting of the interior space. 

i. Clerestory windows or similar glazing design are required. 

ii. Natural lighting must be available to minimum of 51 percent of the interior space. 

d. Include three or more public art, vegetation, lighting, or other elements. 

Table 21.58.3620.D 
Retail Modulation Requirements 

Active Retail Uses and 
Storefront 

Pedestrian-Oriented 
Uses Live-Work 

Modulation width of storefront façade, 
including entryway 

30 ft max including building 
corners 40 ft max 40 ft max 

 

2. Ground floor retail and commercial facades on the street wall must contribute to active-use public realm 
between the façade and the sidewalk for a minimum of 20% of the street wall.  

a. Active-use public realm elements include street furniture, patio tables for café or restaurant 
uses, temporary exterior display space, and other privately-maintained contributions to the public 
realm during regular operating hours. 

b. For buildings with residential tower uses above, the design may consider bringing towers directly 
to grade to create this active-use public realm at the building entrance, per RZC 21.58.5120.  

3. Ground floor retail and commercial facades shall must include at least three of the elements listed 
below. Standard corporate logos or architectural elements will not qualify. 

a.  Unique or handcrafted pedestrian-oriented signage. 

b.  Artwork incorporated on the facade. 
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c.  Street furniture. 

d.  Unique or handcrafted planter boxes or other architectural features that are intended to 
incorporate landscaping. 

e.  Distinctive facade kick plate treatment, including the use of stone, marble, tile, or other 
material that provides special visual interest. 

f. Weather projection such as awnings.  

g.  Other design details as approved by the Administrator that add visual interest to the 
storefronts, such as distinctive treatment of windows or doors, or distinctive exterior light fixtures. 

 

Figure 21.58.3620.D. Ground Floor Retail and Other Commercial Facades 

 

 
 

4. The areas on the ground floor of new buildings located along 152nd Avenue NE that are designed and 
constructed to accommodate future conversion to the pedestrian-oriented uses required by RZC 21.12 
must meet the following standards in addition to other applicable design standards: 

a.  Minimum average depth of 25 feet measured from the wall abutting the street frontage to the 
rear wall of the retail use and a minimum width of 20 feet measured from the interior walls of the 
retail use. 

b.  Inclusion of an entrance or entrances at the sidewalk level facade to accommodate either a 
single or multiple tenants or structural design so that entrances can be added when the floor area is 
converted to pedestrian-oriented uses. 

5. If the ground floor is combined into a single commercial use, multiple entrances and the impression of 
multiple storefronts should be provided. The design should support future partition of this space for flexible 
uses. 

6. Outdoor displays must be oriented to the street and meet the standards of RZC 21.04.2200.  

E. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of ground floor 
retail design. 

 

630



Chapter 21.58 Community Design Standards, Draft 3.1 | Redmond Zoning Code – for adoption Page 28 of 66 
 

 

21.58.3630. Ground Floor Residential Uses.  
A. Purpose. The Purpose of this section is to provide minimum design standards for safety, accessibility, and quality 
of life for ground floor residential units in high pedestrian traffic areas. 

1. To ensure that dwelling units at street level are safe and comfortable for the occupants of the units, 
while also ensuring that the exterior of the unit is attractive and pedestrian-friendly for people walking on 
the street sidewalks. 

2. To ensure that there is adequate separation from the ground floor residential unit and pedestrian way 
for privacy of residents and to minimize noise and other impacts. 

B. Applicability.  

1. This section applies to all development in centers and mixed-use zones where ground-floor residential 
uses are permitted (see zone standards in RZC Article I).  

2. Exemptions. Single-family and middle housing developments are exempt from this section. 

C. References  

• See RZC 21.35 Live-Work Standards.  
• See RZC 21.55.1300 for incentives for ground-floor ADA units. 
• See RZC 21.58.3610 Facades. 
• See RZC 21.58.2000 Universal Design. 

D.  Design Standards. Where allowed in centers and mixed-use zones, units must comply with the following design 
standards. 

1.  Ground floor residential units along the street must be set back a minimum of six feet from, and no 
more than eight feet from, the back of the required street sidewalk, or the minimum setback required for 
the zone, whichever is greater.  

2. Universal design, visitability standards, and ground floor ADA units are encouraged and may be 
incentivized.  

3.  Primary or secondary access to the unit must be provided via a front door at the street or walkway to 
patio/porch along the street unless the unit is interior to the block or otherwise not directly facing a street 
frontage.  

4. Live/Work Units. Ground floor live/work units must comply with zoning district ground floor clearance 
requirements and ground floor retail design standards in 21.58.3620 Ground Floor Retail.  

E. Alternative design compliance may be allowed if the alternative meets or exceeds the purpose of ground floor 
residential uses, as described within this section. 

 

21.58.3640 Weather Protection 
A. Purpose. The purpose of the Weather Protection section is to enhance pedestrian safety and comfort.  
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1. To establish sheltered walking corridors and entryways that mitigate adverse weather conditions, 
promote active transportation to reduce reliance on vehicles, and foster community connectivity through 
inviting pedestrian environments.   

2. The addition of weather protection can elevate the aesthetic quality of the urban environment through 
thoughtful design, while ensuring accessibility for individuals of all abilities.   

B. Applicability.  

1. This section applies citywide to all new developments. 

2. Exemptions. Single-family and middle housing developments are exempt from this section. 

C. Design Standards.  

1. Façade Weather Protection. New development projects in centers and mixed-use zones must provide 
façade weather protection for pedestrians at all street frontages.  

a. Must be provided along at least 80 percent of the building frontage. 

b. Must be contiguous, including on adjoining buildings. 

c. Must be permanent and durable, such as but not limited to glass or steel canopy.  

d. May use integrated photovoltaic features. 

Table 21.58.3640.C. Façade Weather Protection 

     

 Arcade Canopy or Awning 

Description • The arcade frontage type requires the 
ground floor to be constructed at or 
close to sidewalk grade.  

• Ceiling beams and light fixtures that are 
located within the column space 
geometry greatly enhance the quality of 
the space and should be included in the 
design and installation.  

• Development must not include arcade-
like features with ground level residential 
use. 

• The canopy or awning frontage type 
requires rigid construction over which a 
covering is attached that provides 
weather protection, identity, or 
decoration. 

• Must be removable to allow utility 
access. 
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Table 21.58.3640.C. Façade Weather Protection 

Dimensions   

Min clear depth 
(A) 10 feet n/a 

Min clear height 
(B) 12 feet 8 feet measured from finished grade 

Maximum clear 
height 20 feet 12 feet from finished grade 

Minimum spacing min 10 feet between columns n/a 

Maximum spacing max 20 feet between columns n/a 

Other 
n/a Minimum depth over public sidewalk of 6 

feet, regardless of the sidewalk width. 

    

Figure 21.58.3700.C.1. Example of arcade with integrated photovoltaic. 

 

 

2. Entry Weather Protection. All new development must provide covered weather protection at primary 
entry such as an awning, canopy, marquee, recessed entry or other building element. 
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Figure 21.58.3640.C.2.a. Entry Weather Protection 

 

 

Figure 21. 58.3640.C.2.b Pedestrian Entry Courtyards 

 

 

3. Weather-Protected Loading and Unloading Zones. For public and semi-public buildings with assembly 
uses with a seating capacity of 150 or greater a covered loading and unloading zone is required, with a 
minimum clearance of 13.5 feet to ensure paratransit vehicles can utilize the area. 

C. Alternative Design Compliance is not permitted for weather protection requirements.  
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21.58.3650 Blank Wall Treatments  
A. Purpose. The purpose of blank wall treatment is to reduce the appearance and mass of large walls.  

1. Blank wall treatment includes the use of various architectural, artistic, and landscaping treatments to 
support city, neighborhood, district, and individual site character as well as the community visions and 
values as reflected in the Comprehensive Plan and Redmond Zoning Code. 

2. The treatments provide visual interest over the exterior of a building.  

3. The use of vegetated treatments involving the maintenance of living vegetation in a meaningful and 
aesthetic way can complement building design. 

4. The use of vegetated treatments has the potential to contribute to cooling and shading for the site and 
occupants. 

5. The use of vegetated treatments has the potential to mitigate the urban heat island effect. 

6. The use of vegetated treatments has the potential to provide habitat and habitat connections. 

7. The use of vegetated treatments has the potential to meet stormwater requirements.  

8. The use of public art as a treatment provides an opportunity to express city, neighborhood, and 
community identity, culture, traditions, and history, as well as creativity, distinction, and innovation. 

B. Applicability.  

1. Blank wall treatment is applicable in centers and in business park and mixed-use zones to all new 
development projects. 

2. Exemptions.  

a. Service areas that are not visible from a public street. 

b. Building facades facing the interior of the lot that do not face pedestrian-oriented pathways or 
spaces or resident amenity spaces. 

c. Single-family and middle housing developments are exempt from this section. 

C. Design Standards.  

1. Blank walls must not be used on the building facades that face sidewalks, trails, mid-block pedestrian 
pathways and other pedestrian-oriented spaces.    

2. Blank wall treatment must be applied to a minimum of the building façade as shown in Table 
21.58.3650.C.2.  

Table 
21.58.3650.C.2 
Blank Wall 
Maximum 

Urban Core 
frontage 

Urban Mixed 
/ Retail 
Street 

frontage 

Mid-Block 
Passage 
frontage 

Shared 
Street / 
Limited 
Access  

Urban Trail 
frontage 

Landscape 
Yard / 

Neighborhood 
Street frontage 

Ground Floor f 10 ft 20 ft 

2nd to 6th story 20 ft 20 ft 30 ft 30 ft 30 ft 20 ft 

7th story and above 40 ft * 20 ft n/a 
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3. Blank wall ornamentation alternative. Blank wall maximum may be increased to 30 ft maximum on 2nd to 
6th stories if green wall or public art is provided as a blank wall treatment (see RZC 21.58.3560). 

4. Blank walls must be treated by using one or more of the following techniques.  

a. Install windows or a green wall to separate the blank areas, horizontally or vertically, below the 
blank wall dimensional threshold. 

b. Vegetation. 

c. Public artwork (mosaic, mural, sculpture, relief, etc.). Interactive and/or sensory art may be 
eligible for incentives (see RZC 21.55).  

d. Integrated photovoltaic features. 

e. In cultural districts elements that reflect the cultural diversity of the community are encouraged, 
such as murals and decorative architectural elements. Such elements used to treat a blank wall may 
also be utilized for any applicable incentive points if visible from the public ROW or trail and the 
total size of such elements is greater than 80 sq ft in size (see RZC 21.55 for incentive options).  

f. Mass Timber exposed timber element. 

4. For blank wall mitigation involving vegetation, plants must be selected from the City of Redmond Climate 
Resiliency and Sustainability Vegetation Management Plan (CRSVMP).  

a. Vegetation must meet one or more of the landscaping standards and one or more of the bed 
types as show in Table 21.58.3560.C.4.b.  

 

Table 21.58.3650.C.4.b. Vegetation standards for blank wall mitigation. 

CRSVMP Landscaping standards (Use one or more) Bed Types (Use one or more) 

A. tree canopy; or  

B. understory; or 

C. roadside meadow, or 

D. pollinator garden 

A. Naturalized meadow that is at least five feet wide; or  

B. Raised planter bed at least two feet high and three feet wide 
in front of the wall or minimum required for selected plant 
types, whichever is greater. 

 

b. Plant materials must achieve a minimum of 80 percent density over at least 50 percent of the 
wall’s horizontal and vertical surface within three years. 

c. Vegetated blank wall treatments may be co-located with solar infrastructure.  

d. Maintenance. A maintenance plan for resiliency and longevity must be included as part of project 
submittal. 

C. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of blank wall 
treatments and provides architectural justification, and alternative does not propose an increase in size of over 10% 
of the maximum blank wall standards in this section.  
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21.58.3700 Materials and Ornamentation  
A. Purpose. The purpose of this section is to achieve the placemaking, sustainability, and resiliency goals of the 
Redmond Comprehensive Plan. 

1. Promote visual interest and distinction of new development within the neighborhood, district, along the 
street front, and to be reflective of the community’s goals, vision, and diversity.  

2.Promote visual interest, distinct design qualities, and an appearance of quality and permanence through 
use of durable building materials and effective architectural detailing.  

3. Promote the use of high quality, durable, sustainable, and resilient materials that contribute to the 
unique identity of buildings and their location within Redmond. 

4. Contribute to the honest expression of the building’s architecture and individual design components.  

5. Support the story of the building in relationship to Redmond, the region, history, culture, and 
community.  

6. Support resiliency, environmental sustainability, and innovation.  

7. Building ornamentation contributes to the unique identity of the building and its location within 
Redmond.  

B. Applicability.  

1. This section applies citywide to all new developments. 

2. Exemptions. Single-family and middle housing developments are exempt from this section. 

C. References 

• See RZC 21.58.0100 for Small Building Alternative ornamentation requirements. 
• See Table 21.58.3100.B.1 for ornamentation alternative to building width. 
• See RZC 21.58.3100 for ornamentation alternative to building break. 
• See RZC 21.58.3650 for Blank wall.  
• See RAC 21.58.5100 for Mass Timber construction flexibility. 
• See RZC 21.05.200 for Cultural Districts.  
• See RZC 21.30 Historic and Archeological Resources.  
• See RZC 21.22 Public Art. 
• See RZC 21.55 for Development Incentives. 

 

D. Design Standard.  

1. Ornamentation.  

a. Use public art, vegetation, textured materials (e.g. glazing, ceramics, patterned materials) or 
another treatment type architecturally integrated into a minimum of the first three floors of a 
building to accent building features or building breaks.   
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b. Ornamentation should reflect the vision and placemaking goals of centers, neighborhood, and 
cultural districts as adopted in the Redmond Comprehensive Plan. 

2. Cultural District Contributing Features. [RESERVED] 

3. General materiality. 

a. Façade materials are allowed or prohibited as shown in Appendix 13 Design Materials List.  

b. Select materials for their resiliency to changing climate conditions, their durability and ease of 
maintenance throughout the life of the building, and  their impact on environmental 
sustainability. 

c. For properties within the Old Town district (see 21.58.1100.D.3.b), materials selection should be 
blend with or be complementary to Redmond’s historic built environment. See 21.58.1100.D for 
standards on relationship of building to neighboring properties. 

4. Supplementary design standards and limitations 

a. Masonry or other similar durable/permanent materials must be used for watercourse.  

b. Use of cementitious panel is prohibited except for locations such as accent areas and soffits. 

c. Concrete Block. When used for the facade of any building, concrete blocks must be split, rock- or 
ground-faced. Concrete block may be used if it is incorporated with other permitted materials, and 
it complies with the following: When used for the primary façade, buildings must incorporate a 
combination of textures and/or colors to add visual interest (for example, combining split or rock-
façade units with smooth blocks can create distinctive patterns); and 

d.  Exterior Insulation and Finish System (EIFS) and Similar Troweled Finishes (Stucco).  

i. Must be trimmed in wood, masonry, or other approved materials, and must be sheltered 
from extreme weather by roof overhangs or other methods. 

ii. Prohibited on ground floor facades and watercourse.  

e. Metal Siding. Architectural grade metal siding may be used if it is incorporated with other 
permitted materials, and it complies with the following: 

i. Visible corner molding and trim; and  

ii. Does not extend lower than two feet above grade. Masonry, concrete, or other durable 
material must be incorporated between the siding and the ground plane; and 

iii. Factory finished with a matte, non-reflective surface. 

E. Alternative Design Compliance may be allowed for materials that meet or exceed the purpose of materials and 
ornamentation standards or to achieve green building or universal design certification.  
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21.58.3800 Sustainability and Resiliency Features   
A. Purpose. Redmond experiences extreme climate events, such as high temperatures and heatwaves consistent 
with climate change projections. The Redmond community can anticipate the following climate impacts:  

• More hot days and higher summertime average temperatures, requiring more homes to be equipped 
with cooling systems.  

• Greater heat island impacts in areas with fewer trees.  
• Greater prevalence of wildfires and wildfire smoke, increasing the need indoor air filtration and cooling.  
• More extreme rain events that increase the risk of flooding.  

This section identifies standards to adapt to these impacts and implement the Redmond Comprehensive Plan and 
the Redmond Environmental Sustainability Action Plan. 

B. Applicability.  

1. This section applies citywide to all new development.  

2. Some requirements do not apply to single-family and middle housing developments (see Table 
21.58.3800). 

C. References 

• See RZC 21.16 Site Requirements Measurement and Other Applicable Regulations for exemptions to 
building heights and setbacks for green building techniques and materials.  

• See RZC 21.32 Landscaping 
• See RZC 21.55 Development Incentive Program for incentives for sustainability and resiliency features. 
• See RZC.21.58.4200 Stormwater Facilities for stormwater requirements. 
• See RZC 21.58.5100 for Mass Timber construction. 
• See RZC 21.67 Green Building Incentive Program (GBP) and RZC Appendix 10 for the Green Building 

Program. RZC 21.67 Green Building Incentive Program (GBP) includes a list of mandatory green building 
elements and where they apply. 

• See the City of Redmond Climate Resiliency and Sustainability in Vegetation Management Plan. 

D. Design Standards.  

1. Development of the site and structures must mitigate and provide resilience to extreme heat and 
extreme precipitation events and advance sustainability. The following techniques must be demonstrated, 
with minimum requirements per Table 21.58.3800: 

a. Urban heat island mitigation at street level along the primary street frontage; 

b. Flood prevention in exterior open spaces; and, 

c. Elements that support resilience and sustainability in building exterior design. 
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21.58.3800 Sustainability and Resilience Features 

Urban Heat Island Mitigation  Flood Prevention *  Resiliency and Sustainability 

Select 2 minimum 
Select 2 minimum 
Single-family and infill middle housing 
development are exempt (encouraged but not 
required). 

Select 4 minimum 
For single-family and middle housing 
development, select 2 

Shaded structures or arcades  
See RZC 21.58.3640 Weather 
Protection 

Bioswales and bioretention 
See RZC.21.58.4200 Stormwater Facilities  Light colored exteriors 

Trees and shrubs. Exceed 
ecological score requirement by 5 
points (see RZC 21.32.100) 

Maximized planted permeable surfaces 
See RZC.21.58.4200 Stormwater Facilities  Double skin facade 

Solar shade structures 
Green roofs  
See RZC 21.58.3650 Blank Wall 
Treatments  

Window shading for all windows 
that receive direct sunlight. 

Light colored pavement materials 
and coatings  
(cement concrete, chip seals, 
permeable interlocking concrete 
pavers, pervious concrete, porous 
asphalt, stone, etc.)  

Vegetated planters 
See RZC 21.58.3650 Blank Wall 
Treatments 

Vegetated walls 
See RZC 21.58.3650 Blank Wall 
Treatments  

 Rain gardens 
See RZC.21.58.4200 Stormwater Facilities  

Building integrated or roof-
mounted PV systems 

 Infiltration systems for roof runoff 
See RZC.21.58.4200 Stormwater Facilities 

Passive ventilation design 
See RZC 21.58.3610 Facades  

 Permeable pavement in alignment with 
the Stormwater Technical Notebook 

Passive heating/cooling 
See RZC 21.58.3610 Facades 

  

Incorporate trellis, overhangs, 
latticework, or similar elements 
at south-facing facades 
See RZC 21.58.3610 Facades 

  High performance glazing 

* NOTE: All flood prevention techniques must be in alignment with the Stormwater Technical Notebook. 

2. Features that meet this requirement may also be used to meet other requirements of this chapter. 
Integrating public art and amenities are encouraged (e.g. solar panels that shade rooftop seating areas). 

E. Alternative Design Compliance may be allowed for features that meet or exceed the purpose of this section.  
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21.58.4000 Site Design, Connectivity, and Public Realm 

21.58.4100 Planting Design   
A. Purpose. Planting design is an integral part of the overall site and community design. It complements the 
architecture, other site elements and the visual appearance of the neighborhood, as well as the Northwest 
environment. Landscaping helps reduce impacts and create a transition to adjacent natural features, such as critical 
areas and shorelines. 

B. Applicability.  

1. This section applies to all development in centers, mixed-use zones, and in the NMF zone. 

2. Exemption. Infill single-family and infill middle housing are exempt from this section. 

B. References. 

• See also RZC 21.32 Landscaping. 
• See also RZC 21.36 Open Space. 
• See also City of Redmond Climate Resiliency and Sustainable Vegetation Management Plan. 

C. Design Standards  

1.  Retention and Enhancement of Existing Vegetation. Preserve as much native noninvasive vegetation as 
possible, particularly adjacent to buffers of critical areas and shorelines. Replant developed areas with 
stands of non-dwarf evergreens in natural and random patterns where possible. 

2.  Open Space and Public View Corridors. Provide space on-site for active or passive recreational purposes. 
When located in an identified public view corridor, this open space may also provide views through a 
development to important features, such as the Lake Sammamish, Sammamish River, and the river valley; 
Bear Creek; or panoramic mountain views. 

3.  Transition. Provide plantings that provide a clear transition in design between adjacent sites, within a 
site, and from native vegetation areas. To lessen impacts and provide transitions to natural areas, use 
native plants as much as possible adjacent to the buffers of critical areas and shorelines. Design foundation 
plantings to create an effective change from public to private space and from the vertical to horizontal 
plane at building edges. 

4.  Mitigation of Adverse Visual Impacts. Provide planting to soften the visual impact of less desirable 
development and structures, such as large blank walls, dumpster areas, service areas, and large areas of 
pavement. 

5.  Definition or Emphasis. Use planting to highlight significant site features and to define site use areas 
and circulation corridors without interfering with the use of such areas. Examples include site and building 
entrances, pedestrian walkways, and focal points, such as gathering areas or plazas. 
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Figure 21.58.4100.C. Site Landscaping 

 

 

6.  Safety. Use planting landscaping that minimizes disruption of sight lines along pathways. 

7.  Water Conservation. Plants and techniques that reduce water consumption are encouraged. 

8.  Plants should be selected and arranged according to the following design criteria: 

a.  Variety. Select a variety of plants providing interest, accent and contrast, and climate resilience 
while using as many native species as possible. See the City of Redmond Climate Resiliency and 
Sustainable Vegetation Management Plan for vegetation guidance. 

b.  Consistency. Where abutting a landscaping or open space on neighboring property, incorporate 
a minimum of two design elements or plants to visually connect the spaces.  

c.  Appropriateness. Select plants with an awareness of their growth requirements, tolerances, 
ultimate size, preferences for soil, climate, and sun exposure, and negative impacts. 

d.  Density. Provide adequate plant quantity, size, and spacing to fulfill the functional and design 
objectives within three years. 

D. Alternative Design Compliance is not allowed for planting design standards. 
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21.58.4200 Stormwater Facilities  
A. Purpose. The purpose of the Stormwater Facilities section is to provide minimum design standards for safety and 
quality for stormwater facilities. 

1.  To provide options for stormwater facilities that are visually attractive; 

2.  To incorporate open stormwater facilities into project site design and landscaping as a design amenity 
for active or passive recreation; 

3.  To avoid potential hazards between persons and stormwater facilities. 

B. Applicability.  

1. This section applies citywide to all new development. 

2. Exemption. Infill single-family and infill middle housing are exempt from this section.  

C. Design Standards  

1.  Design stormwater facilities to appear as naturally occurring features. 

2.  Stormwater facilities must be designed to address the following: 

a. Landscaping must be incorporated into stormwater pond, bioretention, and biofiltration facility 
design to the extent practicable without compromising the facility’s function and maintenance.  
Screening elements must be incorporated into pond and biofiltration swales design. Trees may be 
planted near biofiltration swales as long as they are a minimum of eight feet from the swale, and 
they will not inhibit vegetative growth within the swale.  

b. Above ground stormwater facilities must be oriented so they do not impede pedestrian 
circulation or shared parking between two or more properties. Pedestrian bridges are acceptable 
where such crossings are necessary. 

c. The City’s standard detail for bioretention facility construction and the plant palette to be used 
within them can be found in the City of Redmond Standard Specifications. 

d. Where adjacent to natural shoreline areas, above-ground stormwater facilities must be 
landscaped with native plants, and should include snags, nest boxes, or other habitat features as 
appropriate for the scale, function, and location of the facility.  

e. Engineering design requirements for stormwater facilities are contained in the City of Redmond 
Stormwater Technical Notebook and Washington State Department of Ecology’s Stormwater 
Management Manual for Western Washington.    

3.  Stormwater Management Facilities in RA-5 and NR zones. 

a.  All surface ponds must be landscaped with native vegetation or other vegetation that is drought 

tolerant, provides desired screening or wildlife habitat, or for other purposes as needed for the 

individual site. Unobstructed maintenance access must be provided. 

b.  Fencing, if required, must allow the passage of small wildlife species below it. Galvanized steel 

chain link fences are prohibited. 
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c.  Privately maintained stormwater facilities are encouraged to be designed for multiple uses 

including, but not limited to, gardens, play areas, or sports courts. 

D. Alternative Design Compliance may be allowed for features that meet or exceed the purpose of this section 
where site limitations impact design options and where the alternative meets the requirements in the Redmond 
Stormwater Technical Notebook.  

 

21.58.4300 Transit Connectivity  
A. Purpose. Transit connectivity design standards ensure that new construction is supportive of transit use.  

1.  To encourage transit use through building orientation and site design; 

2.  To provide safe and continuous pedestrian access to transit facilities; 

3.  To consider minimizing the distance between buildings and transit stops; and 

4.  To encourage weather protection for those waiting for transit. 

B. Applicability.  

1. This section applies citywide to all new development.  

2. Exemptions.  

a. Single-family infill and middle housing infill development are exempt from these standards. 

b. Development on Local Streets are exempt from these requirements. 

C. Design Standards.  

1.  Provide transit stops and improvements along corridors where transit is planned in the future as 
documented in the Transportation Master Plan. Transit stops must include space for shelters meeting 
transit agency standards and ten feet between the curb to the back of sidewalk, unless other site 
requirements require a larger sidewalk. The area devoted to shelters and wider sidewalks may be included 
in setbacks and may be counted toward required landscaping. 

2.  Install passenger bulb-outs at transit-stops on arterials, except when doing so would interrupt a bicycle 
facility or vehicle travel lane.   

3.  Provide direct access to abutting streets with transit stops from buildings via defined, safe pathway 
systems. Building entries should be located to minimize the distance to transit stops. See Figure 
21.58.4300.C.3. 

D. Alternative Design Compliance may be allowed when the alternative design meets or exceeds the purpose of this 
section. 
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Figure 21.58.4300.C.3 Transit Access 

 

Pedestrian access to transit provided across the block 

 

 

C. Alternative Design Compliance may be allowed if the alternative meets the purpose of this section.  

645



Chapter 21.58 Community Design Standards, Draft 3.1 | Redmond Zoning Code – for adoption Page 43 of 66 
 

 

21.58.5000 Special Regulations by Construction Method or Building Type  

21.58.5100 Mass Timber 
A. Purpose. Mass timber construction implements several sustainability and resiliency goals as adopted in the 
Redmond Comprehensive Plan and the Environmental Sustainability Action Plan. This section provides additional 
flexibility to support mass timber construction while maintaining a high-quality user experience. 

1. Ensure code allows for designs that maximize the potential of mass timber structural abilities where they 
differ from typical building materials while meeting minimum building user experience expectations.   

2. Maximize the potential for mass timber construction to contribute to a diversity of shapes in buildings 
and spaces to meet placemaking goals.  

3. Ensure minimum quality standards that contribute to the public realm and user experience. 

B. Applicability.  

1. This section applies citywide to all new construction utilizing mass timber.  

2. Exemption. Single-family developments are exempt from this section. 

C. References.  

• See Incentives for mass timber and other green building incentives in RZC 21.55. 
• See RCW 19.27.570 for mass timber construction products.  

D. Design Standards and Considerations. 

1. Exposure of timber elements must be provided in prominent locations on façades facing public right-of-
way and are encouraged on the interior at the following locations: 

a. In primary public assembly and waiting areas of the building interior;  

b. On a minimum of one feature wall or ceiling within each residential unit;  

c. On a minimum of one feature wall within non-residential units; and  

d. On a minimum of one ceiling and building columns within non-residential units.  

  2. Mass timber construction that utilizes the flexibility of the materials for providing non-rectilinear 
spaces and complex shapes are encouraged, especially within the Centers. 

3. Buildings that utilize mass timber from ground up are encouraged within the CARA 1 areas.  

E. Alternative Design Compliance for mass timber construction is allowed for alternative building modulation and 
articulation dimensions, location of building step backs, façade, and ground floor requirements for features that 
meet or exceed the purpose of this section when one or more of the following are true: 

1. Flexibility is required to meet the applicable Washington State mass timber building or fire codes; or 

2. Flexibility is needed to allow for mass timber construction to begin at the ground level (without a 
concrete podium level). 
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21.58.5200 Towers  
A. Purpose. The intent is to allow for creativity in building design while still minimizing the impacts of the building 
massing, keeping a pedestrian friendly design, and managing sunlight/shadows. Creative use of step backs, floor 
plate averaging, and upper story landscaping and amenities are all encouraged. 

B. Applicability. This section applies citywide to all buildings taller than 85 feet. Standards apply to the floors at or 
above 85 ft and not to floors below that height.   

C. Design Standards.  

1. Tower Floorplates.  

a. The floorplate size for a tower must be based on use per Table 21.58.5200.C.1.a  

i. Floorplate size may be an average (the total cumulative tower floorplate area of all 
applicable levels divided by the number of tower stories).  

ii. Floorplate must be measured by the exterior of the enclosed wall.  

Table 21.58.5200.C.1.a Floorplate maximum by floor height 

Primary Use Above 85 ft to 180 ft 180 ft – 240 ft Over 240 ft 

Office / Non-Residential Average of 35,000 sq ft, with 
45,000 sq ft max per tower 20,000 sq ft max 

Residential, Mixed-Use, or 
Hotel N/A 12,500 sq ft max 10,500 sq ft max 

 

b. All other requirements of this chapter also apply and might also result in impacts to floorplate 
sizing, including but not limited to tower spacing, street wall modulation, and courtyard sunlight 
requirements. 

2. Tower Placement. 

a. Towers must be designed to consider livability of adjacent buildings and to optimize a thin skyline 
to allow for light capture and solar access while minimizing impacts of shadows.  

b. Use context and conditions to set the elevation of the setback or location of towers, to preserve 
sightlines or approximately align with the heights of adjacent contextual elements (such as 
landmark spire or clocktower, a historic building, etc.). 

 

2. Tower Step Back and Spacing.  

a. Towers must be offset 20 feet horizontally from all property lines (see Figure 21.58.5200.C.2.b). 

b. Towers must be placed with a minimum of 80 feet separation face-to-face and a minimum of 60 
feet separation corner-to-corner from all towers on site, as well as buildings on adjacent properties 
above 6 stories (see Figure 21.58.5200.C.2.b)  
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Figure 21.58.5200.C.2.b Tower Separation 

       

 Building Edge Offset from street frontage: 20 ft. min 

 Building offset from all other property lines: 20 ft min. 

 Tower separation: 80 ft face-to-face  

 Tower separation: 60 ft corner-to-corner  

 

c. A tower may be brought directly to grade if it meets one of the following criteria:  

i. When the tower is placed in the middle of a long block, to assist in modulation and create 
a clear center of the building; or 

ii. When the tower is placed on the corner of two streets, to create a visual landmark at the 
entrance and a larger public realm element at an intersection (see Figure 21.58.5200.C.1.c).  

Figure 21.58.5200.C.1.c Towers to grade examples 
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3. Tower Rooftop 

a. The top of each tower must use two or more unique architectural expressions, additional step back, 
double height elements, to contribute to a unique city skyline.  

b. Rooftop amenities, including green roofs, are encouraged. All rooftop amenity spaces must be accessible 
for all ages and abilities. 

c. All mechanical elements must be screened or placed within a parapet to the top height of the mechanical 
equipment (see Figure 21.58.5200.B.3.c) and provide an architectural contribution to the building.  

 

Figure 21.58.5200.C.3.c Mechanical Screening 

 

   

C. Alternative Design Compliance may be allowed if the alternative meets the purpose of this section. 

1. All alternatives that provide two or more of the following: 

a. Similar or better shadow conditions for solar capture; or 

b. Access to publicly accessible podium or rooftop amenities; or  

c. Material needs or code requirements for mass timber, passive house, or other green building 
certification.  

2. All alternatives must not:  

a. Exceed max FAR or building heights; and 

b. Result in greater wintertime shadows at ground level along urban core, urban mixed, retail, shared or 
limited access street types or onto urban pathways; and 

c. Create housing units closer than 60 ft to a major arterial or freeway.  

  

21.58.5300 Parking Facilities 
See also 21.40 Parking Standards. 
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21.58.5310 Parking Design  
A. Purpose. The purpose of the Parking Design section is to create well-designed parking areas that minimize visual 
impact, support accessibility, and preserve public and natural open spaces.  

1. To limit the visual impact of surface parking lots, ensure active-use public realm is supported around the 
building (including sidewalks, plazas, and spill-out outdoors uses), and provide opportunities for multi 
modal connectivity. 

2. To ensure that parking garages can accommodate ADA vans and other vehicles for community members 
with disabilities that require a high clearance (public and private). 

3. To provide for clear internal vehicle circulation patterns and consideration of pedestrian walkways in 
parking lots. 

4. To set standards for paving, lighting, and other design elements. 

5. To provide for joint entrances and exits. 

6. To reduce the negative impacts of parking and circulation facilities on highly visible public open spaces, 
such as shorelines and other natural open spaces. 

B. Applicability.  

1. This section applies to all developments in centers and in mixed-use, BP, and MP zones. 

2. Exemption. Single-family and middle housing developments are exempt from this section. 

C. Design Standards. 

1.  No new surface parking lots are permitted in Overlake Village. Developments must adhere to the 

standards in RZC 21.40.010 on any nonconforming parking.  

2. General requirements. 

a. Ground level street frontage must be limited to a maximum of 40 feet of parking related uses, 

including the following:   

i. Parking entrances and access points. 

ii. Accessible parking stalls. 

iii. Space for car-sharing services. 

iv. Ride-share or shuttle drop off and pick-up points. 

v. Visitor bicycle parking with façade treatments to maximize visibility.  

b. Locate parking behind buildings and away from areas of public visibility and shorelines.  
 

c. Integrate parking area design with landscape design in a way that reduces the visual impact 
of impervious surfaces and provides adequate screening of parking from public view, while allowing 
sufficient visibility to enhance safety. Parking areas should provide for landscaping next 
to buildings and alongside walkways. 
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d. Reduce pavement areas for vehicular use by avoiding the use of parking aisles with parking located 
only along one side. 

e. Convenient, clearly identified pedestrian access must be provided from the interior of parking areas 
and street front walkways. See Figure 21.58.5310.C.2.e, below. 

Figure 21.58.5310.C.2.e. Parking Lot Pedestrian Walkway  

 

 

f. Site layout for individual parcels should be designed to provide reciprocal vehicular and 
pedestrian access to and from adjoining lots in order to achieve a unified circulation plan which 
minimizes curb cuts and provides pedestrian connections between uses. 

3. Parking Garages. 

a. In order to meet transparency requirements (See RZC 21.58.3100 Transparency Requirements), 
above-grade garages must incorporate openings with grillwork or other treatments to resemble 
windows. Where the garage wall is built to the sidewalk edge, the façade must also include 
treatments to enhance the pedestrian environment, such as artwork, decorative grilles, and special 
building material treatment/design.  

b. First-floor parking garage level must have a minimum clearance of 10 ft for the first 40 ft of 
parking or through the first set of ADA accessible parking spaces, whichever is greater.  

c.  Where parking garage is not wrapped with other uses, the exterior façade of upper levels must 
use articulation, treatments that resemble windows such as decorative grilles or artistic scrims, 
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green walls, or other devices to break up the massing of the garage, add visual interest, and convey 
an appearance more like a typical building floor rather than a floor of visible cars. RZC 21.58.3100 
transparency standards and RZC 21.58.3650 blank wall standards apply. 

d. Structured parking should be designed to include articulated planes. The scale of 
parking structures must be modulated by interruptions of the facades, setbacks, and lowering the 
first level below the existing grade (where the water table allows, see RMC 13.25 Temporary 
Construction Dewatering) to reduce total height. 

e. Parking structures must have landscaping around the perimeter which will correspond to that 
used by the adjacent land uses and activities. Landscaping must include, but not be limited to, a 
combination of shade trees, evergreen trees, shrubs, groundcovers, deciduous native and 
ornamental shrubs, and vines to further screen the structures. 

f. The top floor of parking structures should include landscape screening in areas, such as along the 
cornice and on the deck, either by trees or a screening trellis treatment if visible from residential 
zones or SR520. 

g. Provide walkways in parking floors that have curbs or other barriers to protect from vehicular 
intrusion. 

h. For security, pedestrian routes must be visible and avoid enclosed, hidden areas. Emergency call 
boxes should be available. 

 

Figure 21.58.5310.C.3. Parking Garage Design 
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Figure 21.58.5310.C.3. Parking Garage Design 

 

 

D. Alternative Design Compliance may be allowed when the alternative meets or exceeds the purpose of this 
section. 

 

21.58.5320 Parking Lot Landscaping  
A. Purpose. Parking lot landscaping minimum requirements provide for comfort and safety of users and mitigate 
heat and environmental impacts of surface parking lots. 

1.  To improve the aesthetic appearance of parking lots; 

2.  To reduce the summertime heat and glare buildup within and adjacent to parking lots; 

3.  To provide landscaped areas within parking areas in addition to landscape buffers around the perimeter of 
parking lots; 

4.  To provide screening and break up the expanse of paved areas. 
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B. Applicability.  

1. The section applies citywide to all development. 

2. Exemption. Single-family and middle housing developments are exempt from this section. 

C. References.  

• See RZC 21.32 Landscaping 
• See the City of Redmond Climate Resiliency and Sustainability in Vegetation Management Plan. 

D. Design Standards. 

1.  Disperse interior parking lot landscaping throughout a parking lot when no significant existing vegetation 
exists. 

2.  Shade trees must be used to shade parking lots and driveways to reduce summer heat loads. 

3.  Provide landscaped areas within parking areas and a Type II Visual Screen (See RZC 21.32.080) around the 
perimeter of parking lots.  

4.  All parking lots must be planted with sufficient trees so that within 10 years 50 percent of the surface area 
of the lot is shaded.  

E. Alternative Design Compliance is not allowed for parking lot landscaping requirements. 

 

21.58.5500 Screening for Mechanical Instruments  
A. Purpose. The Screening for Mechanical Instruments requirements minimize the visual impacts of service and 
mechanical equipment. 

1.  To reduce the visual and physical impacts of service areas, mechanical equipment, and other similar 
uses on other on-site uses, the street environment, adjacent shoreline areas, and other public open spaces, 
and adjacent properties, while maintaining accessibility for service providers and users. 

2.  To mitigate the off-site visual impacts of service and mechanical equipment areas when siting alone 
does not adequately mitigate impacts. 

B. Applicability.  

1. This section applies citywide for all multi-family, mixed-use, and non-residential buildings.  

2. Exemption. Industrial and manufacturing uses with no abutting residential are exempt from these 
requirements. 

C. Design Standards 

1. Large utility cabinets and mechanical equipment must be located away from highly visible areas, such as 
streets, pedestrian walkways, and public shoreline areas, to minimize visual, noise, or physical impacts on 
the site, street environment, adjacent public open spaces, and adjacent properties. 

2. All mechanical equipment, including air conditioners, heaters, vents, and similar equipment, rooftop and 
ground-mounted, must be fully screened from public view both at grade and from higher buildings with the 
exception of solar panels and roof-mounted wind turbines. Screening must be located so as not to interfere 
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with operation of the equipment. All mechanical equipment must meet the applicable requirements of the 
Uniform Mechanical Code and Uniform Plumbing Code and: 

a.  The screening materials must be of material requiring minimal maintenance and must be as 
high as the equipment being screened. 

b.  For ground-mounted equipment, landscaping may be used if a solid screen is provided at time 
of planting and public art is encouraged. 

c.  For rooftop equipment, all screening devices must be well integrated into the architectural 
design through such elements as parapet walls, false roofs, roof wells, clerestories, or equipment 
rooms. Screening walls or unit-mounted screening is allowed but less desirable. Wood should not 
be used. Louvered designs are acceptable if consistent with building design style. 

Figure 21.58.5500.C.1. Rooftop Screening 
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Figure 21.58.5500.C.1. Rooftop Screening 

 

Roof wells conceal mechanical equipment 

 

3.  Screening should incorporate landscaping. 

4.  All utility meters must be fully screened from view from a public right-of-way. If enclosed in cabinets 
visible from public rights-of-way, exterior surfaces must be finished with art or with the same materials or 
colors of the building. 

Figure 21.58.5500.C.2. Landscaping and Other Site Design Methods 
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5.  Screening structures must comply with the International Building Code or International Residential 
Code, as adopted in RMC Chapter 15.08, Building Code, and a building permit may be required. Applicants 
may wish to contact the Building Division for all requirements. 

C. Alternative Design Compliance may be allowed where alternative is to implement a green building standard or 
incorporate public art and the solution is equivalent or better at screening mechanical equipment from the public 
realm.  

 

21.58.5530 Kiosks and Drive-Up Stands.  
A. Purpose. The purpose of this section is to enhance enjoyment and safety for those arriving on foot, by bicycle, 
and in cars.  

B. Applicability. This section applies citywide to all kiosks and drive-up stands where they are permitted (see RZC 21.04). 

C. References.  

• See also RZC 21.04.2090 Drive Up Stand 
• See also 21.04.4040 Kiosks and Vending Carts. 

D. Design Standards. Two sides of the kiosk or drive-up stand must incorporate small-scale landscaping a minimum 
of 4 sq ft in size, such as planter boxes. 

E. Alternative Design Compliance may be allowed when the alternative meets or exceeds the purpose of this 
section. 
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21.58.6000 Multifamily Residential Standards  
A. Applicability. Sections RZC 21.58.6000 through RZC 21.58.6200 apply citywide to all multifamily development.  

21.58.6010 Residential Privacy Standards 
A. Purpose. The purpose of these standards is to uphold privacy and comfort in residential developments. 

1. To ensure that new residential development provides adequate privacy and comfort for residents and their 
adjacent neighbors. 

2. Privacy standards apply to all residential occupancy areas, as defined by the International Building Code or 
International Residential Code, as adopted in RMC Chapter 15.08, Building Code. 

B. Applicability. This section applies citywide to all multifamily structures.  

C. References  

• See 21.58.3610 Facades 
• See 21.58.3650 Blank Wall Treatment 
• See RZC 21.58.3820 Ground Floor Residential Uses in Centers and Mixed-Use Zones. 

D. Design Standards. The privacy standards in Table 21.58.6010.D below apply to the shortest horizontal distance 
between the specified window and the specified property line, or to the window or wall of another unit in the same 
project.  

1. Each unit in a project must meet these standards in each room. 

2.  The measurements indicated in the table below are “line-of-sight” measurements from window to 
window. 

3.  In the case where windows in one room are of equal size, either window may be selected by the builder 
as the largest window. 

4.  Measurements noted in the table below are for structures that are three or more stories in height 
unless otherwise noted. 

5. Where Table 21.58.6010.D conflicts with regulations in RZC 21.58.3810, RZC 21.58.3650, or RZC 
21.58.3820, regulations in those sections apply. Where conflicting with development standards in the zone, 
the most restrictive apply. 
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Table 21.58.6010.D Privacy Standards 

 
Primary Room 

Largest Window 

On-Site At Property Line 

 Secondary 
Room Largest 

Window 

Blank 
Wall 

Public 
Corridor 

Front Side Interior 
Rear 

Side 
Street 

Primary Room 
The Largest 
Window 
(Living Room, 
Dining Room) 

(A) 
45 feet 

30 feet for 1-2 
story buildings 

(B) 
30 feet 

20 feet for 1-2 
story buildings 

(C) 
15 

feet 

(D) 
8 feet 

(E) 
Front 
Yard 

Setback 

(F) 
15 feet 

(G) 
15 feet 

Front 
Street 

Setback 

Secondary 
Room The 
Largest Window 
(All Other 
Rooms) 

(B) 
30 feet 

20 feet for 1-2 
story buildings 

(H) 
15 feet 

(I) 
10 

feet 

(J) 
0 feet 

(K) 
Front 
Yard 

Setback 

(L) 
Side Yard 
Setback 

(M) 
15 feet 

Side Street 
Setback 

 Figure 21.58.6010.D. Example of Residential Privacy Standards 

 
 

D. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of residential 
privacy standards or if mass timber construction is utilized and the structural capacity is in conflict with these 
requirements. 
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21.58.6030 Minimum Residential Courtyard Dimensions.  
A.  Purpose. The courtyard provision is intended to create attractive and comfortable on-site open spaces for 

residents so they may enjoy outdoor living and recreational activities. 

B. Applicability. This section applies citywide to all multifamily and mixed-use structures.  

C. References. 

• RZC 21.58.3300 Enclosed Courtyards. 

• See RZC 21.36 Open Space Standards. 

D. Design Standards. 

1. Where courtyards are proposed to be used to meet common open space requirements, courtyard designs 

must conform to the standards as shown in Figure 21.58.6030.D.2. 

2. Special incentive is provided to encourage courtyards that are open to the street. If 50 percent of the 

courtyard width is open to the street, the area that is contiguous with the courtyard, in the setback area, can be 

counted as usable open space. (See RZC 21.58.6030.D.2, Example #2.) 

Figure 21.58.6030.D.2. Residential Courtyard Dimensions 
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3.  Minimum dimensions. Standards are as follows: 

a.  The minimum dimension (width and depth) of any courtyard must be no less than 1.0 times the 

tallest building or segment of building enclosing the courtyard (a ratio of 1.0:1.0) but is not required 

to exceed 55 feet (see Figure 21.58.6030.C.3.c.). 

b.  The height of the building wall must be measured from the courtyard elevation to the roof eaves 

of the enclosing building(s). 

c.  The courtyard dimension is a measurement of the usable open space between two building walls 

or to a property line. If balconies or corridors project into a courtyard, the dimension must be 

measured from the edge of the projecting balconies or corridors (see Figure 21.58.6030.C.3.c.). 

Figure 21.58.6030.D.3.c. Example Residential Courtyard Elevation 

 

 

d.  If the enclosing walls terrace upward and back with succeeding stories, the courtyard dimension 

may be reduced but must not be less than 1.0 times the height of the ceiling of the lowest enclosing 

floor. (See Figure 21.58.6030.D.3.d.) 

Figure 21.58.6030.D.3.d.  
Example Residential Courtyard Dimensions with Façade Step Back at Courtyard 
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C. Alternative Design Compliance may be granted to the minimum dimension requirement when the alternative 
meets or exceeds the purpose of the minimum residential courtyard dimensions. 

21.58.6040 Residential Access.  

A. Purpose. The purpose of the Residential Access section is to ensure that orientation of the primary entrance is 
toward the street and adds interest to the building design. 

B. Applicability. This section applies citywide to all multifamily development. 

C. Design Standards.   

1. Front Entry Requirements. Every multifamily building must have a front entryway that meets the following 
standards: 

a.  Orientation. The primary entry must face the front property line or front yard unless otherwise 
allowed within the zoning district development standards. 

b.  Size. The entry must be at least eight feet wide. 

c.  Walkway. A decorative paved walkway, separated from and not crossing driveways, must be 
provided between the entry and the public pedestrian system. 

d.  The entry of ground floor units and ground floor foyers/lobbies along street fronts must be 
between two and four feet above the grade of the adjoining pedestrian system in order to provide 
visual interest in the yard abutting the street. This requirement does not apply to residential 
projects with ground floor commercial uses. 

 

Figure 21.58.6040.B.4.a. Front Entry Requirements 

New multi-family development must utilize half-flight-up entries off the street, giving privacy as well as a view of 
the street and sidewalk. ADA ramps, site grading, or other method must be used to provide for zero-step entry for 
a minimum of 20% of the street fronting units. 
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 Figure 21.58.6040.B.4.b. Front Entry Examples 

  

Where patios/private open spaces for units front the street (as opposed to front doors), walkways from the public sidewalk 
to the patio must also be included to provide a “front” to the unit along the street. 

 

C. Alternative Design Compliance may be granted to the residential access requirement when the alternative meets 
or exceeds the purpose of the residential access provisions or where needed to implement universal design 
features. 
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21.58.7000 Single-Family and Middle Housing Standards  
A. Purpose. The purpose of this section is to maintain the vitality of the City’s residential areas by providing design 
standards for residential development. 

1.  To implement the goals and policies of the Community Development and Design Element and Housing 
Element of the Redmond Comprehensive Plan.  

2.  To establish residential design standards for all areas of the City that: 

a.  Provide variety and visual interest in new residential development. 

b.  Create engaging and active built environment that encourages residential buildings to be 
oriented towards the street or oriented towards a common open space feature or landscaped 
corridor. 

c.  Design homes that feature living space as the dominant feature of the street elevation rather 
than the garage or vehicle parking being the dominant feature. 

d.  Establish design standards for middle housing types that are equitable and comparable to 
design standards for detached single-family residences. 

e.  Support complete neighborhoods. 

B. Applicability. This section applies to all residential developments in the RA-5 and N-R zones. 

2.  All new residential development in the RA-5 and N-R zones, unless otherwise exempted by this 
chapter, must comply with the provisions of section 21.58.7010 thru 21.58.7040 and RZC 21.58.0020.A thru 
RZC 21.58.0020.D. 

3. Dwellings built prior to the adoption of residential design standards for the neighborhood in which the 
dwelling is located are not considered nonconforming dwellings and are not subject to the limitations on 
nonconforming structures set forth in RZC 21.04.5000, Legal Nonconforming Uses and Structures. 

 

21.58.7010. Variety and Visual Interest in Building Design. 
A.  Purpose. Provide variety and visual interest by using various combinations of building elements, features and 
treatments and variation in site design elements. 

B. Applicability. See 21.58.7000.B. 

C. Design Standards.  

1. Dwelling units with the same combination of features and treatments must not be located side by side 
with each other.  

2. Architecture of new residential developments will be evaluated by the Administrator as a combination of 
at least four primary features per dwelling unit. The features may include: 

a.  Variation in color. 

b.  Variation of roof pitch, shape, and orientation between adjacent structures or dwelling units. 
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c.  Variation in structure width of greater than five feet. 

d.  Variation in façade articulation and modulation. 

e.  Variation in façade materials. 

f.  Variation in visible window trim and mullions.  

D. Alternative Design Compliance may be allowed for other building elements, treatments, features, or site designs 
which meet or exceed the purpose of this section. 

 

21.58.7020. Building Orientation. 
A. Purpose. The purpose of this section is to orient buildings to foster walkability, encourage social interaction, and 
promote housing diversity.  

1.  Provide active streetscapes that promote a more accessible, walkable, and enjoyable neighborhood 
experience for community members. 

2.  Incorporate features that facilitate social connections. 

3.  Support a variety of middle housing types. 

4.  Provide for design flexibility for a variety of middle housing types. 

B. Applicability. See 21.58.7000.B. 

C. Design Standards.  

1.  Entrance Orientation. 

a.  The primary façade must be oriented toward the street or access corridor from which the lot is 
addressed. 

b.  Each building must incorporate a primary building entry or one or more private unit entries, such 
as a covered porch or recessed entry. Each entry must feature minimum weather protection of three 
feet by three feet. 

c.  Entrances of the units must be oriented toward the following: 

i.  The street or access corridor from which the lot is addressed; or 

ii.  A common open space feature such as a courtyard, plaza, or other landscape feature; 
or  

iii.  A landscaped corridor. 

 2.  Garage Placement. Except for properties located on arterials, new dwelling units with attached garages 
facing the front street must be designed so that the garage is not the dominant feature as viewed from the 
street. Design techniques that meet the purpose of this section may include, but are not limited to: 

a.  Setting the garage back a minimum of three feet from the front street elevation of the dwelling; 

i.  The front elevation of the first floor living space is equal or lesser distance to the front 
property line in comparison to the front elevation of the garage door and has a covered 
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front exterior entry way that projects outward a minimum of three feet in comparison to 
the front elevation of the garage door; or 

ii.  The front elevation of the first floor living space is three feet or greater distance forward 
(closer to the front property line) from the front elevation of the garage door; or 

iii.  The front elevation of the second story of a proposed home is projected over the front 
elevation of the garage door by no less than three feet and is at minimum the width of the 
garage door and the front elevation of the first floor living space is equal or lesser distance 
to the front property line from the garage door. For the purposes of this section, the front 
street elevation may be measured from the forward most column of a covered porch when 
the surface wall of the ground floor living space is recessed no more than four feet from the 
garage, and a second story projection of at least three feet is provided above the garage. 

b.  Recessing a garage under a second story, projecting roofline, deck, or balcony a minimum of 
three feet. The front street elevation of a side-loaded garage must have a minimum of one opening 
(i.e., window or door). 

D. Alternative design compliance may be approved for other methods of building orientation that meet the 
purposes of this section or that support the development of middle housing types. Alternative design compliance 
will not be allowed for garage placement standards. 

 

21.58.7030. Building Design, Proportionality and Massing. 
A. Purpose. The purpose of this section is to create visually engaging developments that enhance the urban 
landscape while maintaining a pedestrian-friendly environment. 

1.  Reduce the apparent size of large new development and expansions of existing development. 

2.  Provide variety and visual interest of building structures. 

3.  Maintain a human scale streetscape. 

4.  Provide visual relief from the massing and scale of built development through site design techniques 
such as centrally locating open space and preservation of mature trees. 

B. Applicability. See 21.58.7000.B. 

C. Design Standards. The building must be modulated along the street at least every 30 feet. It must articulate into 
intervals that are compatible with adjacent structures with building elements such as entries, chimneys, roof lines, 
window patterns, horizontal modulation, offsets, different colors or ornamentation. (See Figure 21.58.7030) 
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Figure 21.58.7030  

Modulation and Articulation 

 

D. Alternative Design Compliance may be allowed if the alternative meets or exceeds the purpose of the standards.  

 

21.58.7040. Streets and Pathways in Residential Areas. 
A.  Purpose. The purpose of the Streets and Pathways section is to make residential neighborhoods more walkable 
and connected. 

1.  Promote nonmotorized connections throughout the neighborhood along safe and scenic corridors, 
including pathways that are separated from arterial streets. 

2.  Provide connectivity within new developments and to adjacent developments, open space, and streets 
by discouraging the use of cul-de-sacs that inhibit connectivity and by discouraging the designation and 
construction of new private streets. 
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3.  Design streets to implement traffic calming measures that support the pedestrian environment. 

4.  Reduce stormwater requirements by providing for natural-looking landscaped street edges that do not 
sharply define the private property from the public area and street and that contain landscaped drainage 
swales. 

5.  Ensure consistency with the neighborhood transportation connections maps. 

B. Applicability. See 21.58.7000.B. 

C. Design Standards.  

1.  Where cul-de-sacs are utilized in new development, pedestrian connections to open space, adjacent 
streets, or adjacent developments must be provided at appropriate locations toward the end of the cul-de-
sac. (See Figure 21.58.7040.C.1) 

Figure 21.58.7040.C.1 
Pedestrian Connections at Cul-de-sacs 

 

 

2.  When there is more than a 600-foot distance between road connections in a new development, 
pedestrian connections must be provided at the end of cul-de-sacs or between lots to adjacent 
developments (where existing connections or undeveloped land exists) and/or through open space or trail 
linkages. (See Figure 21.58.7040) 
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Figure 21.58.7040.C.2 
Pedestrian Connections Provided Between 600-Foot Distant Road Connections 

 

 

3.  At least one ingress and one egress connection must be provided to every adjacent trail, open 
space, or contiguous development(s). 

4.  Street trees must be provided on all new streets and must be selected from species that, at 
maturity, will provide a tree canopy along the street. Selected trees must not result in significant 
maintenance issues as determined by the Administrator.   

5.  General Requirements. General requirements for streets are found in RZC Appendix 2, 
Construction Specification and Design Standards for Streets and Access. New streets must be 
generally aligned as shown in the Transportation Connections Maps contained in the Neighborhood 
Element of the Redmond Comprehensive Plan and in the Transportation Master Plan in order to 
provide connectivity within the City.  

D. Alternative Design Compliance may be allowed for minor modification in consideration of topography, 
existing vegetation, existing structures, or to align with other existing or planned streets in the 
neighborhood, provided the purpose of connecting streets and developments is achieved. 
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Redmond 2050: most content updated and moved to RZC 21.58 – for adoption 

Draft 1.0 – March 2025 

Exhibit 24: Chapter 21.62 

URBAN CENTER STANDARDS 

Sections: 
21.62.010   Purpose. 

21.62.020   Downtown Design Standards. 

21.62.030   Overlake Supplemental Design Standards. Repealed. 

21.62.010 Purpose. 

The purpose of this section is to implement the vision of the Redmond Comprehensive Plan 

through the establishment of additional specific design standards for development projects 

located within the Town Center Zone. Redmond’s two urban centers Downtown Redmond Urban 

Center, Overlake Metro Center, and Marymoor Village Countywide Growth Center. 

21.62.020 Downtown Design Standards. 

A. Purpose. The purpose of this section is to establish design criteria for properties in the

Downtown neighborhood that will guide development to be attractive in appearance and

functionally integrated, and to promote pedestrian and recreational activities within the

neighborhood.

<<Administrative note: RZC 21.62.020 subsections B through H are repealed.>> 

I. Town Center Zone.

<<Administrative note: no changes to RZC 21.62.020 subsection I.>> 

<<Administrative note: RZC 21.62.020 subsections J through L repealed.>> 

21.62.030 Overlake Supplemental Design Standards. Repealed. 
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Exhibit 25: Chapter 21.67 

GREEN BUILDING INCENTIVE PROGRAM (GBP) 

Sections: 

21.67.010 Purpose. 
21.67.020 Applicability. 
21.67.030 Program Requirements 
21.67.040 Incentives.  
21.67.050 Penalties 

21.67.010 Purpose. 

A. The purpose of the Green Building Incentive Program (GBP) is to:

1. Establish an incentives program and mandatory green building requirements for mixed use,
commercial, and multifamily uses to encourage green building development techniques and reduce the
negative impact of development on the natural environment through green development techniques in
all types of new development or major redevelopment within the City;

2. Reduce the carbon footprint of new developments by promoting energy efficient design and
construction methods;

3. Advance highly efficient, all electric buildings;

4. Promote the conservation of trees and the natural environment;

4 5. Maximize recycling of construction and demolition materials; and 

5 6. Advance buildings that reduce water consumption and maximize water conservation. 

21.67.020 Applicability. 
A. The provisions of this chapter apply city-wide to new multifamily, mixed use, and commercial developments.

B. Building Types. The GBP applies to all building types.
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C. Combination of Incentives. The incentives outlined in RZC 21.67 cannot be combined with other green 

building incentives or other incentive programs offered in other chapters of the RZC unless explicitly noted. 

C. Green Building elements are mandatory per Table 21.67.020 and RZC Appendix 10.  

Table 21.67.020 Applicability of Green Building Mandatory Elements 

Applicability of Requirement 
 
(M = Mandatory, O = Optional) 

In Centers  
 

All 
Development 

Types 

Outside Centers 
By Development Type 

Non-
Residential Mixed Use Multifamily 

1. Building performance standard 

a. Achieve any Green Building Rating or Certification 
System that requires energy modeling. M O O O 

b. Compliance with WA State Clean Buildings 
Performance Standard and exceed state 
requirements at Level 2 EUlt within 24 months. See 
RZC Appendix 10.  

M O O M 

c. Share energy benchmarking data with City via 
Energy Star Portfolio Manager to demonstrate 
energy targets have been achieved. 

M M M M 

2. Energy Conservation and Management 

a. Comply with all requirements of the Washington 
State Energy Code, including additional 
requirements identified in Table 1 Section 3 of RZC 
Appendix 10. 

M M M O 

b. Earn Green Lease Leaders Certification Silver or 
greater M O O O 

3. Embodied Carbon 

Minimum reduction of 10% M M M M 

4. EV Parking     

Provide EV-ready parking per RZC Appendix 10 (above 
mandatory EV parking) M M M M 
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21.67.030 Program Requirements  
A. Compliance Procedures. This section establishes criteria for using total building performance to comply with 
the GBP. Compliance with the GBP requires the following:  

1. The use of ANSI/ASHRAE/IES Standard 100-2018 Energy Efficiency in Existing Buildings as adopted by 
reference with the exceptions noted in Chapter 194-50 of the Washington Administrative Code (WAC), 
the Washington Clean Buildings Performance Standard;  

2. Compliance with Chapter 194-50 WAC as amended by ARZC Appendix 10;  

3. The relevant amendments to Chapter 194-50 WAC shall be published in RZC Appendix 10, Green 
Buildings Incentive Program Requirements; 

4. Achievement of an annual EUI, as determined using RZC Appendix 10, Green Building Incentive 
Program Requirements;  

5. Certification with a third-party Green Building Rating or Certification System that requires energy 
performance modeling, performed by a registered design professional, able to demonstrate and report 
a modeled EUI that meets the EUIt described in RZC 21.67; 

6. Compliance with the Washington State Energy Code, including additional requirements identified in 
commercial (WSEC-C) or residential (WSEC-R) credits from Table C/R406 as described in RZC Appendix 
10, Green Building Incentive Program Requirements.  

B. The detailed GBP requirements shall be published in RZC Appendix 10, Green Building Incentive Program 
Requirements. 

C. Qualification Process: An eligible project shall qualify for the GBP upon determination by the Administrator or 
designee that it has submitted a complete application and third-party verification confirming all GBP 
requirements, as outlined in RZC Appendix 10, Green Building Incentive Program Requirements. 

D. Chapter 194-50 WAC – Washington Clean Buildings Performance Standard. The GBP requires all qualifying 
projects, regardless of gross floor area, to prove compliance with Chapter 194-50 as amended by RZC Appendix 
10. Two tiers levels of EUIt values specific to this program have been adopted and are the basis of compliance.  

1. The applicant shall use the methods described in Section 7.2, “Determining Energy Use Intensity 
Target (EUIt)” to develop the project EUIt as required by Chapter 194-50 WAC. 

2. The applicant shall use Appendix 10, Section E, Table 2 of this Chapter of the RZC in place of Chapter 
194-50 WAC Table 7-1 Normative Annex Z when developing the project EUIt. 

3. All other Chapter 194-50 WAC compliance procedures remain the same, except for the compliance 
date, which is described in Section D.4.c of RZC Appendix 10, Green Building Incentive Program 
Requirements. 

4. Projects shall demonstrate to the Administrator the following: 

i. the calculated EUIt,  
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ii. the projected gross floor area of each building activity type, as defined in Chapter 194-50 
WAC 

iii. achievement of Tier Level 1 or Tier Level 2 EUIt targets for annual energy use as described in 
Section D.4.b of RZC Appendix 10, Green Building Incentive Program Requirements. 

E. Modeled Performance. The applicant shall demonstrate compliance with Washington State Energy Code and 
the applicant shall model expected energy performance by submitting to the Administrator a report from an 
independent, third-party Green Building Rating or Certification System demonstrating a predicted energy use 
intensity (EUI) of the proposed design in kBTU/ft2/yr that is lower than or equal to the calculated EUIt as 
described in Section 21.67.030. 

F. Measured Performance Outcome. Demonstrate compliance with the GBP by documenting that the proposed 
building has achieved an annual energy use that is within 10% of the EUIt based on metered energy use after 
occupancy, as described in RZC 21.67.30.E, and further detailed in RZC Appendix 10, Green Building Incentive 
Program Requirements. 

21.67.040  Incentives. 
Land use requirements vary by zoning district. Reference the underlining zoning district to obtain relevant 
incentives that compliance with RZC 21.67 Green Building Incentive Program can be used for. See RZC Chapter 
21.55 for incentive options by location. 

21.67.050 Penalties 
A. Failure to submit the report required as outlined in the Green Building Incentive Program Appendix 10 
violates the Zoning Code. The penalty for such violation shall be $500 per day from the date the report was due 
to its submission date. The penalty shall accrue even if the applicant is not notified of the violation. 

B. Failure to demonstrate compliance with the applicant’s commitment to meet the GBP violates the Zoning 
Code. The penalty for each violation is subject to a maximum penalty of two percent of the construction value 
set forth in the building permit for the development based on the extent of noncompliance with the 
commitment, as determined by the Administrator or designee. 

C. Failure to comply with the applicant’s commitment that a development will meet the GBP requirements 
violates the Zoning Code, independent of a failure to demonstrate compliance. However, failure to comply with 
the applicant’s commitment shall not affect the right to occupy any floor area, and if a penalty is paid in the 
amount determined under RZC 21.67.050, no additional penalty shall be imposed for the failure to comply with 
the commitment. 

D. Use of penalties. An account shall be established in the City’s General Fund to receive revenue from penalties 
under RZC 21.67.050. Revenue from penalties under this RZC 21.67.050 shall be allocated to activities or 
incentives that advance energy efficiency and sustainability efforts, with an emphasis on programming to 
support low income and vulnerable population. The Administrator or designee shall recommend to the Mayor 
how these funds should be allocated. 
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Exhibit 26: 

Chapter 21.74 

LAND DIVISION 
Sections: 
21.74.010   General Provisions. 
21.74.020   Land Division Standards. 
21.74.030   Decision Criteria and Procedures. 

… <<Administrator note: no changes to 21.74.010>> 

21.74.020 Land Division Standards. 

… <<Administrator note: no changes to 21.74.020 section A>> 

B. Exceptions to Lot Standards.

1. Green Building and Green Infrastructure Incentive Program (GBP). The relaxation of

certain development requirements may be authorized for a residential development

proposed in compliance with RZC 21.67, Green Building and Green Infrastructure Incentive

Program (GBP). The proposal must be consistent with the purpose and criteria set forth in

RZC 21.74.010.A, Purpose, and 21.74.030.B, Decision Criteria for Approval of Short

Subdivisions, Binding Site Plans, Unit Lot Subdivisions, and Preliminary Subdivisions, of this

chapter respectively.

2. Government Action. Parcels smaller than otherwise permitted by the Zoning Code may

be created through the action of governmental agencies, including eminent domain and

the splitting of a parcel by dedicated right-of-way. Wherever possible, such parcels shall be
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merged in title with adjacent lots to create lots in compliance with adjacent lots to create 

lots in compliance with the Zoning Code. 

3.  Lots for Building Pads. In industrial, business park, mixed-use, and multifamily residential 

zones, lots with boundaries coterminous or nearly so with building walls may be created. 

The standards that normally would apply to such lots shall apply instead to the project tract 

of which such lots are a part. 

… <<Administrator note: no changes to 21.74.020 section C thru M>> 

21.74.030 Decision Criteria and Procedures. 

… <<Administrator note: no changes to 21.74.030 section A thru G>> 

 

H.  Unit Lot Subdivisions.  

1.  Applicability. The provisions of this section apply exclusively to the unit lot subdivision of 

land for attached dwelling units that have land use approval through RZC 21.76.070.Y, Site 

Plan Entitlement; RZC 21.67, Green Building and Green Infrastructure Incentive Program (GBP); 

and RZC 21.76.070.P, Master Planned Development. 

2.  Approval Process. A unit lot subdivision shall follow the procedures established in RZC 

21.76.050.G, Type II Review, if nine or fewer unit lots are proposed. Preliminary unit lot 

subdivisions shall follow the procedures established in RZC 21.76.050.H,Type III Review, if 

ten or more unit lots are proposed. Final unit lot subdivisions of ten or more lots shall 

follow the procedures established in RZC 21.74.030.G, Final Subdivision Procedures, of this 

chapter for final plats. 

3.  Compliance with Prior Approvals. Sites developed or proposed to be developed with 

single-family attached dwelling units may be subdivided into individual unit lots as 

provided herein. The development as a whole shall conform to the regulations of the zone 

that the site is located in and to the plans that were granted approval through provisions of 
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this code, either: RZC 21.76.070.Y, Site Plan Entitlement; RZC 21.67, Green Building and Green 

Infrastructure Incentive Program (GBP); RZC 21.76.070.P, Master Planned Development. 

4.  Development on individual unit lots is not required to conform with all development 

standards that typically apply to individual lots as long as the parent lot conforms to all 

such development standards. Each unit lot shall comply with applicable building codes. Fire 

protection for the buildings shall be based on the aggregate square footage on the parent 

lot. 

5.  Internal vehicular courts and driveways providing vehicular access to unit lots in the 

subdivision from public streets shall not be considered public or private streets when 

considering unit lot subdivisions. 

6.  Subsequent platting actions, additions, or modification to the structure(s) may not 

create or increase any nonconformity of the parent lot. 

7.  Access easements, joint use and maintenance agreements, and covenants, conditions, 

and restrictions (CC&Rs) identifying the rights and responsibilities of property owners 

and/or the homeowners association shall be executed for use and maintenance of 

common garage, parking, and vehicle access areas; underground utilities; common open 

space, such as common courtyard open space; exterior building facades and roofs; and 

other similar features, shall be recorded with the King County Department of Records and 

Elections. 

8.  Within the parent lot, required parking for a dwelling unit may be provided on a 

different unit lot than the lot with the dwelling unit, as long as the right to use the parking is 

formalized by an easement recorded with the King County Department of Records and 

Elections. 

9.  The minimum residential density required for unit lot subdivision in the Downtown Core 

zone Sammamish Trail and Town Square Districts of Downtown shall be 35 dwelling units per 

acre. There shall be no minimum residential density requirements for unit lot subdivisions 

elsewhere in the City unless required by the zone in which the site is located. 

10.  Notes shall be placed on the face of the plat or short plat as recorded with the King 

County Department of Records and Elections to acknowledge the following: 
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a.  Approval of the design of the units on each of the lots was granted by the review of 

the development, as a whole, on the parent lot by RZC 21.76.070.Y, Site Plan 

Entitlement; RZC 21.67, Green Building and Green Infrastructure Incentive Program (GBP); 

or RZC 21.76.070.P, Master Planned Development; or RZC 21.08.350, Innovative Housing 

Demonstration Projects, stating the subject file application number. 

b.  Development, redevelopment, or rehabilitation of structures on each unit lot is 

subject to review and approval of plans that are consistent with the design of the 

surrounding structures on the parent lot as approved by the City through subject file 

number as stated in 10.a above. 

11.  Repealed. Repealed. 

… <<Administrator note: no changes to remainder of 21.74.030 >> 
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Exhibit 27: Chapter 21.76 

REVIEW PROCEDURES 

Sections: 
21.76.010   User Guide. 
21.76.020   Overview of the Development Process. 
21.76.030   Application Requirements. 
21.76.040   Time Frames for Review. 
21.76.050   Permit Types and Procedures. 
21.76.060   Process Steps and Decision Makers. 
21.76.070   Land Use Actions and Decision Criteria. 
21.76.080   Notices. 
21.76.090   Post-Approval Actions. 
21.76.100   Miscellaneous. 

<<Administrative note: no changes to RZC 21.76.010 thru 040 >> 

21.76.050 Permit Types and Procedures 

C. Classification of Permits and Decisions – Table.

… 

Table 21.76.050B 
Classification of Permits and Decisions 

Permit Type Process Type RMC Section (if 
applicable) 

… … … 

Administrative Modification I or II 
… … … 
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<<Administrative note: no changes to RZC 21.76.060 >> 

21.76.070 Land Use Actions and Decision Criteria. 

… <<Administrative note: no changes to RZC 21.76.070 sections A & B>> 

C.  Administrative Design Flexibility.  

1.  Purpose. The purpose of this section is to promote creativity in site design, allow 

flexibility in the application of standards in certain zones, and to achieve the creation of 

sites and uses that may benefit the public by the application of flexible standards not 

otherwise possible under conventional development regulations. 

2.  Scope. Administrative design flexibility shall only be considered for adjusting standards 

in the categories listed below for each type of land use. Requests for adjustment to 

standards not listed shall be processed as a variance as set forth in RZC 21.76.070.AB, 

Variances. 

3.  Process Type. Requests for administrative design flexibility shall be processed and 

decided as part of the decision on the underlying permit. 

4.  Decision Criteria.  

a.  Criteria for Projects Other Than in Downtown, Overlake, or Marymoor Village Design 

District zones. 

i.  Criteria for Non-Single-Family Projects. 

A.  Superiority in achieving the Comprehensive Plan neighborhood goals and 

policies, and superior design in terms of architecture, building materials, site 

design, landscaping, and open space. Projects shall seek to create greater 

amounts of privacy, maintenance of views, preservation of trees, preservation 

of historic resources, vegetation and habitat, and provide for adequate 

security. 

B.  The applicant must prove that the project meets the criteria outlined 

above, based on: 
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1.  Measurable improvements, such as an increase in the number of trees 

saved, increased amount of open space, or increased landscaping area; 

2.  Objective improvements, such as increased solar access or increased 

privacy; and 

3.  Conceptual architectural sketches, showing two sketches (with and 

without administrative design flexibility), indicating the improvement 

gained by application of the administrative design flexibility. 

C. ii. Criteria for Additions or Modifications to Existing Single Family Structures. 

ii. A. The modification will not have a significant adverse impact on adjoining property 

owners; 

b. B. The modification shall not be unduly injurious to property owners in the vicinity or 

their enjoyment of their property; 

c. C. The request is due to special physical circumstances relating to the size, shape, 

topography, location, or surroundings of the subject property; 

d. D. The project otherwise complies with the requirements of the RZC Redmond Zoning 

Code. 

5. Residential Flexible Standards. Administrative design flexibility in residential Neighborhood zones is 

limited to the following development standards: 

a. Setbacks. Front, side, and rear setbacks may be reduced up to 20 percent in all residential 

zones, provided that setbacks from Lake Sammamish shall not be eligible for design flexibility. A 

minimum of 18 feet of driveway shall be provided between the garage, carport, or other 

fenced parking area and the street property line except when alleys are used for vehicular 

access. 

i. Setbacks may be reduced to five feet for legal nonconforming residential structures in 

the Neighborhood Multifamily zone that were constructed under the provisions of the 

Redmond Zoning Code in effect on or before December 31, 2024. 

b.  Impervious Surface. In the Neighborhood Multifamily zone R-8 through R-20 zones, the 

impervious surface area can be increased an additional five percent. 
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6.  Commercial Flexible Standards. Administrative design flexibility is limited to the 

Neighborhood Mixed Use and Corridor Mixed Use Neighborhood Commercial zones (NC-1 and 

NC-2) and General Commercial (GC) zoning districts. Administrative design flexibility is further 

limited to the following standards: 

a.  Lot coverage/impervious surface may be increased an additional five percent. 

b.  Minimum building setbacks may be reduced up to 20 percent. 

7.  Business and Manufacturing Park Flexible Standards. Administrative design flexibility is 

limited to the Business Park (BP), Manufacturing (MP) and Industrial (I) zones. 

Administrative design flexibility is further limited to the following standards: 

a.  Lot coverage/impervious surface may be increased an additional five percent. 

b.  Minimum building setbacks may be reduced up to 20 percent. 

8.  Decision Criteria for Downtown, Overlake, and the Marymoor Village Design District.  

a.  Deviation from standards listed in subsection C.8.b below may be allowed if an 

applicant demonstrates that the deviations would result in a development that: 

i.  Better meets the intent of the goals and policies for the zone in which the site is 

located; 

ii.  Is superior in design in terms of architecture, building materials, site design, 

landscaping, and open space; and 

iii.  Provides benefit in terms of desired use and activity. 

b.  Standards that may be modified by application of administrative design 

flexibility are as follows: 

i.  Parking Lot Location. Requirements for the location of on-site parking may be 

modified within the development (except for parking within residential yard areas) 

to provide for greater joint-use and quasi-public parking opportunities and uses 

which are highly desirable in the subject design area. 

ii.  For Downtown, mid-block pedestrian walkways and vehicular lanes, per RZC 

21.10.150, Pedestrian System, RZC 21.10.300 Public Realm Standards and RZC Appendix 
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2A Downtown Street Requirements, may be modified to allow variations in locations 

and minimum widths for these items to provide superiority in site design and 

function which benefits both the property owner and public. 

iii.  Street standards for attached dwelling unit subdivision developments. 

iv.  Other Site Requirements and Standards. All other site requirements and 

standards except density, number of stories, and FAR may be modified within the 

development to provide superiority in site design; i.e., greater amounts of privacy, 

maintenance of views, greater environmental benefit, distinctive and high quality 

of design, improved pedestrian access, preservation of vegetation, provision of 

usable open space, and adequate light, air, and security. 

D.  Administrative Interpretation.  

1.  Purpose. The purpose of this section is to provide for the interpretation of the Zoning 

Code. The primary objective of administrative interpretation is to ascertain the intent of the 

code provision at issue and to give effect to that intent. Administrative interpretation shall 

not be used to amend or change the code. 

2.  Scope. The RZC shall be interpreted whenever any of its provisions, or the application of 

such provisions to any specific set of circumstances, is ambiguous; i.e., where the Code is 

subject to two or more reasonable interpretations. 

3.  Procedures. The Administrator shall be responsible for interpreting the provisions of this 

code, except where expressly provided otherwise. Any interested person may apply for an 

interpretation of this code. Applications for administrative interpretation are processed as 

Type I reviews. 

4.  Decision Criteria.  

a.  The provisions of the RZC shall be considered to be the minimum requirements 

adopted for the promotion and protection of the public health, safety, and general 

welfare, and all administrative interpretations shall be made in this context. 

b.  The RZC is not intended to interfere with, abrogate, or annul any easements, 

covenants, or other agreements between parties, except where the agreements may 

conflict with the enforcement of the RZC. 
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c.  In the case of conflicts between parts of the RZC or between the RZC and other 

rules, regulations, resolutions, ordinances, or statutes lawfully adopted by other 

authority having jurisdiction within the City, the most restrictive shall govern. In the 

case of conflicts between the text, maps, and charts of the RZC, the text shall govern 

unless otherwise stated. 

d.  Interpretation of the Official Zoning Map shall be as set forth in RZC 21.04.0020. RZC 

21.04.020.B. 

e.  Interpretation of the Redmond Comprehensive Plan is to be made recognizing that 

the boundaries of the plan categories are not exact but illustrate general relationships 

and locations. 

5.  Administrative interpretation shall utilize generally recognized principles of statutory 

and ordinance interpretation adopted by the courts of this state. 

E.  Alteration of Geologic Hazard Areas.  

1.  Purpose. The purpose of this section is to provide for the construction of streets and/or 

utilities that are identified on an adopted City plan, where no reasonable alternative to 

locating in a Landslide Hazard Area exists. 

2.  Scope. An Alteration of Geologic Hazard Areas is an exception for streets and utilities 

identified in an adopted plan as of October 1, 1997, such as the Comprehensive Plan, 

Capital Facility Plan, Transportation Improvement Plan, or Utility Facility Plan, from strict 

adherence to RZC 21.64, Critical Areas Regulations, as the chapter relates to Landslide 

Hazard Areas. 

3.  Decision Criteria.  

a.  There must be no reasonable alternative to locating in a Landslide Hazard Area. 

Alternative locations which would avoid impact to the Landslide Hazard Area must be 

shown to be economically or functionally infeasible. 

b.  A geotechnical evaluation must be conducted to identify the risks of damage from 

the proposal, both on-site and off-site, and to identify measures to eliminate or reduce 

risks. The proposal must not increase the risk of occurrence of the potential geologic 

hazard. 
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c.  Impacts shall be minimized by limiting the magnitude of the proposed construction 

to the extent possible, Any impacts must be eliminated or mitigated by repairing, 

rehabilitating, restoring, replacing, or providing substitute resources consistent with 

the mitigation and performance standards set forth in RZC 21.64.010.L and 

21.64.010.M. 

F.  Archeological Sites. The decision criteria for archeological sites are found in RZC 21.30, 

Historic and Archeological Resources. 

G.  Binding Site Plan. The decision criteria for binding site plans are found in RZC Article V, Land 

Division. 

H.  Boundary Line Adjustment. The decision criteria for boundary line adjustments are found 

RZC Article V, Land Division. 

I.  Certificate of Appropriateness. The decision criteria for certificate of appropriateness are 

found in RZC 21.30, Historic and Archeological Resources. 

J.  Comprehensive Plan Map and/or Policy Amendment.  

1.  Purpose. The purpose of this section is to establish procedures, pursuant to RCW 

36.70A, for the review and amendment of the Comprehensive Plan and implementing 

development regulations. 

a.  The Annual Comprehensive Amendment Review Docket (“Annual Review Docket”) 

will establish the annual list of proposed Comprehensive Plan amendments and 

related development regulations that the City Council determines, after review and 

consultation with the Planning Commission, to be included for review and 

consideration for any given year. 

b.  Placement of an amendment request on the Annual Review Docket does not mean 

the amendment request will be approved by the City Council. 

2.  Review Process and Approving Authority.  

a.  The Growth Management Act, RCW 36.70A, provides that Comprehensive Plan 

amendments can occur no more than once a year with limited exceptions. 
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b.  The Growth Management Act further provides that all proposals shall be 

considered by the governing body concurrently so the cumulative effect of the various 

proposals can be ascertained. 

c.  The City Council has decision-making authority over all Comprehensive Plan and 

development regulation amendment proposals considered for inclusion on the annual 

review docket. 

d.  Exemptions.  

i.  Changes in the organization, format, appearance, profiles, narrative, 

illustrations, examples or other nonmaterial changes to the Comprehensive Plan 

may be made by the Department of Planning and Community Development and 

are exempt from this section. Amendments to facility plans for City-managed 

utilities shall follow those procedures described in the Capital Facilities Element of 

the Redmond Comprehensive Plan. 

ii.  Comprehensive Plan Amendments exempt under RCW 36.70A.130. 

e.  For any given year, the City establishes an application process with due date, as 

shown in Figure 21.76.070A. Applications received after the due date may be 

considered as part of the following year’s Comprehensive Plan docketing process. 

f.  Sequence for Establishing the Annual Docket. Figure 21.76.070A identifies major steps 

involved in establishing the annual Comprehensive Plan docket. 
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Figure 21.76.070A 

Flow Chart for Annual Docketing Process 

 

 

3.  Who May Apply.  
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a.  Unless initiated by City Council, no Comprehensive Plan amendment application 

may be reinitiated for two years after its denial by Council, either as a proposal for 

further consideration on the docket or as a docketed proposal. 

b.  Members of the Public. Persons or entities other than the City Council, the City 

Planning Commission and City staff (hereinafter referred to collectively as “the public”) 

may initiate Comprehensive Plan amendment proposals subject to the provisions of 

this chapter. A property owner or authorized agent of the property owner may 

propose a site-specific amendment to the Comprehensive Plan. 

c.  City Council.  

i.  Initiation. Proposals to be considered for inclusion on the Annual Review Docket 

may be made by the City Council at any time. An affirmative vote of not less than a 

majority of the total members of the Council is required to initiate consideration of 

an amendment. 

ii.  Review. Amendment proposals initiated by City Council will be reviewed by the 

Planning Commission and acted upon by Council as set forth in this section. 

d.  Planning Commission.  

i.  Initiation. Proposals to amend the Comprehensive Plan may be made by the 

Planning Commission at any time and submitted to the City Council for 

consideration for inclusion in the Annual Review Docket. An affirmative vote of not 

less than a majority of the total members of the Commission is required to initiate 

consideration of an amendment. 

ii.  Review. The Council will review the Planning Commission proposals and 

determine which will be included in the Annual Review Docket in accordance with 

the procedural requirements set forth in this section. 

e.  City Staff. City staff may recommend Comprehensive Plan amendments to be 

considered by the Planning Commission for inclusion on the Annual Review Docket. 

4.  Minimum Application Requirements.  

a.  The following provisions do not apply to amendment proposals initiated by City 

Council, Planning Commission and City staff. 
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b.  Applicants must schedule and attend a pre-application meeting with Planning staff 

before submitting an application. The meeting is designed to provide early feedback 

and direction on the applicant’s proposal. 

c.  Applications must provide sufficient information or adequate detail to review and 

assess whether or not the proposal meets the applicable threshold criteria identified in 

this section. 

d.  The City may request additional information as part of the application review 

process. A determination that the proposal contains sufficient information and 

adequate detail for the purpose of docketing does not preclude the City from 

requesting additional information at a later time. 

e.  Fee. The applicable application fee is listed on the current Development Services fee 

schedule. Payment of the fee is required when the application is submitted. 

5.  Annual Review Docket Application Procedures.  

a.  Schedule. The Annual Review Docket application schedule will occur pursuant to the 

approximate schedule below. 

PRIOR TO PROCESS 

By March 15 Applicants are required to initiate and attend a pre-

proposal meeting with Planning staff. 

Jan – April 1 Application acceptance period. 

April 1 Application deadline. 

By July 1 Planning Commission reviews proposed 

amendments, holds public hearing(s), and makes 

recommendation to Council. 
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PRIOR TO PROCESS 

By August 31 Council determines proposed amendment outcomes 

(include, exclude, or defer) and approves the Annual 

Review Docket. 

No later than August 31 

of the following year 

Council evaluates and takes final action on each 

docketed item. 

b.  Frequency. The Growth Management Act, RCW 36.70A, provides that 

Comprehensive Plan amendments can occur no more than once a year with limited 

exceptions. The City Council may exercise its discretion to not open an annual docket 

and may choose to exercise that discretion in years in which a periodic review of the 

Comprehensive Plan is required under RCW 36.70A. The public participation 

component of a periodic Comprehensive Plan update will provide early and continuous 

opportunities for the public to participate in the development and amendment of 

comprehensive land use plans and development regulations implementing such plans. 

6.  Threshold Criteria. The following threshold decision criteria will be used in determining 

which proposed Comprehensive Plan amendments will receive further consideration in a 

given docket cycle. Applications not included in an Annual Review Docket may be submitted 

in subsequent annual docketing processes and would be evaluated again for consistency 

with criteria. 

a.  Amending the Comprehensive Plan is the most appropriate mechanism available, 

as the desired outcome cannot be addressed as a regulatory or budgetary process, or 

by a work program approved by City Council; 

b.  The proposed amendment is best addressed as an individually docketed item, 

instead of evaluated as part of a periodic update to Redmond’s Comprehensive Plan, 

neighborhood plan update, or other planning processes such as those led by regional 

or state agencies; 

c.  The proposed amendment is consistent with policy implementation in the King 

County Countywide Planning Policies, the Growth Management Act, other state or 

federal law, and the Washington Administrative Code; 
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d.  The proposed amendment can be reasonably reviewed within the staffing 

resources and operational budget allocated to the Department. In making this 

determination the following shall be considered: 

i.  The amount of research and analysis needed to develop the proposal; 

ii.  The potential for the proposal to impact multiple sections of the 

Comprehensive Plan and/or zoning code; 

iii.  The amount of public engagement needed to fully develop the amendments; 

and 

iv.  If consultant support would be needed to fully develop the proposal. 

e.  The proposed amendment addresses the interests and changed conditions of the 

entire City as identified in its long-range planning and policy documents and is 

compatible with the overall vision and goals of the Comprehensive Plan; and 

f.  The proposed amendment or similar amendment has not been considered or 

rejected within the last two years. 

7.  Council Review. The City Council shall review the recommendation of the Planning 

Commission and consider whether any proposed amendment should be included in or 

excluded from the annual review, or should be deferred. 

a.  Include. The City Council’s decision to include an application in the Annual Review 

Docket is procedural only and does not constitute a decision by the City Council as to 

whether the proposed amendment will ultimately be approved. 

b.  Exclude. The City Council’s decision to exclude an application from the docket 

terminates the application. Proposals excluded from the annual review docket may not 

be considered again for a period of two years. 

c.  Defer. The City Council’s decision to defer an application means the application may 

be considered, as specified by the Council, for the next annual docket cycle, 

neighborhood plan review and update, a previously established work program, or the 

next periodic review cycle. 
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8.  Final Review of Docketed Proposals. The final review process will evaluate the proposed 

amendments included in the Annual Review Docket and culminate in Council action on the 

proposed amendments. 

a.  Planning Commission Review. The Planning Commission will review the proposed 

amendments included in the Annual Review Docket, hold a public hearing, and make a 

recommendation to the City Council as to each proposed amendment, using the 

criteria set forth below in subsection J.9 of this section. 

b.  City Council Action. The City Council will review the Planning Commission 

recommendations and the criteria set forth below and take action on each proposed 

amendment in the Annual Review Docket. Council can reject or accept in whole or part 

the Planning Commission’s recommendations. 

9.  Criteria for Evaluation and Action. Each docketed proposal shall be reviewed with 

consideration to the criteria below. The review process shall follow Type VI (legislative) 

permit procedures as described in RZC 21.76.050. 

a.  Consistency with the Growth Management Act (GMA), the State of Washington Department of 

Commerce Procedural Criteria, VISION 2050 or its successor, and the King County Countywide 

Planning Policies (CPPs); 

b.  Consistency with the Comprehensive Plan policies and the designation criteria; 

c. Potential impacts to vulnerable community members. 

d. Potential economic impacts. 

e. Potential impacts to the ability of the City to provide equitable access to services. 

f. Potential impacts to the natural environment, such as impacts to critical areas and other 

natural resources.  

g.  The capability of the land for development, including the prevalence of environmentally 

critical areas; 
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h. Whether the proposed land use designations or uses are compatible with nearby land use 

designations or uses.  

i. If the amendment proposes a change in allowed uses in an area, the need for the land uses that 

would be allowed and whether the change would result in the loss of the capacity to 

accommodate other needed land uses. 

j.  Consistency with the preferred growth and development pattern in the Land Use Element 
of the Comprehensive Plan; 

k.  The proposed amendment addresses significantly changed conditions. In making this 

determination the following shall be considered: 

i.  Unanticipated consequences of an adopted policy; or 

ii.  Changed conditions on the subject property or its surrounding area; or 

iii.  Changes related to the pertinent plan map or text; and 

iv.  Where such change of conditions creates conflicts in the Comprehensive Plan of a 

magnitude that would need to be addressed for the Comprehensive Plan to function as an 

integrated whole. 

10.  Approval by Ordinance. All amendments shall be approved by ordinance by the 

Redmond City Council. 

11.  Proposed Amendments for a Neighborhood Commercial Designation. The following additional 

procedures apply for proposed amendments to the Comprehensive Land Use Plan Map and Zoning 

Map for a Neighborhood Commercial designation: 

a.  Conceptual Site Plan. The applicant shall include with the application a conceptual site plan, 

indicating proposed land uses, vehicular and nonmotorized access and parking, building height, 

building entrances, landscaping, open space, and community gathering areas. Architectural design, 

exact building shapes, and other detailed information required in a site plan shall not be required. The 

plan shall demonstrate feasibility of compliance with Redmond’s Comprehensive Plan policies and 

Redmond Zoning Code regulations associated with Neighborhood Commercial land use and zoning 

designation, RZC 21.14.010, Neighborhood Commercial (NC-1) or RZC 21.14.015, Neighborhood 

Commercial (NC-2). 
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b.  Neighborhood Meeting. Applicants are required to hold a neighborhood meeting between two 

and eight weeks following submittal of the application. City staff shall be invited to attend the 

meeting. Notice of the meeting shall be mailed at least 21 days prior to the meeting to all property 

owners and residents within the respective neighborhood boundaries of the proposed project and to 

any other person known to the City to have expressed an interest in the individual amendment. The 

notice shall include the conceptual site plan. Neighborhood meeting purpose and requirements shall 

also apply, RZC 21.76.060.C, Neighborhood Meetings. 

c.  Availability of Application. The application, including the conceptual site plan, shall be available for 

public review at the Development Services Center for a minimum of fourteen days prior to the 

neighborhood meeting. 

d.  Comments from Neighborhood Meeting. The applicant shall consider the comments received at 

the neighborhood meeting and shall consider recommendations from City staff, if any, regarding 

potential revisions to the conceptual site plan to address neighborhood concerns. The applicant shall 

either (a) submit a revised conceptual site plan incorporating any such revisions, or (b) advise the City 

that no revisions will be made, within 60 days from the date of the neighborhood meeting. If the 

applicant does not resubmit or notify the City within the 60-day period, the City will process the 

application as submitted without revisions. 

e.  Neighborhood Commercial Review Panel.  

i.  After receipt of the revised conceptual site plan or after 60 days has passed from the date of the 

neighborhood meeting, the City shall schedule the application for review by a Neighborhood 

Commercial Review Panel consisting of the following representatives to be appointed by the Mayor: 

A.  One member of the Redmond Planning Commission; 

B.  Two members of the Redmond Design Review Board; 

C.  One member of the Redmond Technical Committee; 

D.  Three community representatives, to be selected according to the following order of priority: 
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1.  Members of any active Community Advisory Committee (CAC) for the neighborhood in which the 

proposal is located; or 

2.  Members of any former CAC for the neighborhood in which the proposal is located; 

E.  In instances where there is no representative who meets the criteria set forth in subsection 

J.11.e.i.D of this section, the Mayor may appoint a member of a Redmond board, commission, or 

committee, or an active civic leader from the neighborhood in which the project is located; 

F.  In addition to the seven representatives identified above, a Youth Advocate member is 

encouraged to participate on the review panel as a nonvoting member. 

ii.  The Neighborhood Commercial Review Panel shall provide a recommendation to the Technical 

Committee regarding whether the application for a Comprehensive Land Use Plan Map and Zoning 

Map amendment should be approved, modified, or denied, and shall include any recommended 

conditions for approval. 

iii.  The Neighborhood Commercial Review Panel’s recommendation shall be included as an 

attachment to the Technical Committee Report and to the Planning Commission Report and 

referenced in the findings of fact. 

 

K.  Conditional Use Permit.  

…… <<Administrative note: no changes to RZC 21.76.070 sections K thru O>> 

 

P.  Master Planned Development (MPD).  

1.  Purpose. The purpose of this section is to provide a mechanism to allow the master 

planning of sites where development is proposed to occur in phases, where coordination 

of public facilities is needed, when a master plan is needed to determine how best to 

develop the area, when a master plan is needed to integrate various uses, or when multiple 

ownerships are to be coordinated into a unified development. The MPD process 

establishes conditions of approval for all concurrent and subsequent development 
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applications; and thereby ensures that infrastructure, public services, and open space and 

recreation areas will be provided in a timely manner and be tailored to the MPD site. The 

MPD process also provides long-term guidance for a large area so that the continuity of 

development is maintained. 

2.  Applicability. MPDs are: 

a.  Allowed in all zones for projects encompassing at least three acres (for multifamily, commercial, 

and mixed use) or 50 dwelling units (for single-family); 

b.  Required in the Overlake Metro Center, Marymoor Village Center, and Northeast Design 

District for all projects encompassing at least three acres; 

c.  Optional in the Overlake Metro Center Village Subarea and in Downtown zones for projects 

encompassing less than three acres; and 

d. Required in the Overlake Metro Center where proposed development is less than 70 percent 

of the capacity, per RZC 21.12.310.; and 

e.  Required in the East Sammamish Valley area pursuant to RZC 21.08.190.B, East Sammamish Valley 

Master Plan Requirement. 

3.  Scope of Approval. The MPD approval shall constitute a limitation on the use and design 

of the site. 

a.  MPD Term. 

i. Development plans may include multiple phases to be developed successively over 

a period of no more than five years (10 years for MPDs located in the Overlake Metro 

Center, the Marymoor Village Center, and the Northeast Design District and MPDs greater 

than 10 acres in Downtown). If after this time period uncompleted phases remain, the 

applicant may request of the Technical Committee one extension of no more than five years. 

The Technical Committee may grant the extension if the applicant demonstrates economic 

hardship, change of ownership, unanticipated construction and/or site design problems, or 

other circumstances beyond their control determined acceptable by the Technical 

Committee.  

ii. The MPD approval shall expire no more than 10 years from the original approval 

(15 years for MPDs located in the Overlake Metro Center, the Marymoor Village 

Center, and the Northeast Design District and MPDS greater than 10 acres in Downtown).  
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iii. If an MPD is accompanied by a development agreement, the applicant shall have 

the option of having the term of the MPD coincide with that of the development agreement, 

even if the term of the development agreement exceeds the ordinarily allowable MPD 

timeframe. 

b.  MPD and Subdivision. An MPD that requires platting shall not receive final plat 

approval until the City has granted an MPD approval. 

c.  Approval Process. The approval process includes the City’s review and consideration 

of the general project concept, including its intensity and overall design. Each land use 

permit associated with the MPD would then relate to specific site and development 

requirements as defined by the approval and the RZC. 

4.  Procedures. MPDs shall be processed using the following procedures: 

a.  MPDs in the Overlake Metro Center, Marymoor Village Center, and Northeast Design District 

that are larger than three acres in size and MPDs in the Downtown that are larger than ten acres in 

size shall follow a Type V process as set forth in RZC 21.76.050.J. 

i.  A recommendation from the Design Review Board Administrator shall be required. 

ii.  The applicant shall host two one neighborhood meetings: meeting, one early in the 

PREP process if PREP is used, and a second pursuant to RZC 21.76.060.C. The second 

neighborhood meeting shall be held no later than 60 days before the public hearing. 

iii.  MPD approval extensions and MPD amendments that meet the criteria for 

administrative modifications shall be reviewed under RZC 21.76.090, Post-Approval 

Actions. 

b.  All other MPDs shall follow the process that is followed for the underlying land use 

permit. For example, an MPD that accompanies a site plan entitlement would follow a 

Type II process. 

i.  A neighborhood meeting to gather public input shall be held prior to the 

applicant making a formal application for the underlying land use permit. 

ii.  MPD approval extensions and MPD amendments that meet the criteria for 

administrative modifications shall be reviewed under RZC 21.76.090.D, 

Administrative Modifications. 
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c.  A Master Plan shall be completed prior to approval of any subdivision, binding site 

plan, or issuance of land use permit approval for any development.  The following 

actions are exempt from this requirement: 

i.  Alterations to a building that qualify for review as an Administrative 

Modification under RZC 21.76.090.D. 

ii.  Public projects, such as parks, utility, and street improvements, including 

subdivision of property for land acquisition, or acquisition of other property rights 

required for such projects. 

iii.  Actions exempt from subdivision requirements as listed in RZC 21.74.010.B.2. 

iv.  Relocation of structures displaced by public projects. 

5.  Decision Criteria. Master Planned Developments shall meet the following criteria: 

a.  All elements of the MPD shall support and be consistent with the RZC and all 

applicable Comprehensive Plan policies. 

b.  MPDs proposed in the Overlake Metro Center shall be consistent with the Overlake policies in 

the Redmond Comprehensive Plan, and shall include the items listed in 5.d below in addition to 

the following: 

i.  A height and bulk study that demonstrates how building mass, height, and scale relate to 

open spaces, pedestrian pathways, streets, and other buildings; 

ii.  An analysis of shading effects of taller buildings (for sites smaller than three acres, only 

required if the Technical Committee or Design Review Board determine based upon the height 

and bulk study that analysis of shading effects is needed); 

iii.  Phasing plan for bonus features and affordable housing component showing that the 

completion of improvements of bonus features and affordable housing shall be commensurate 

with the progress on the construction of the development (for sites smaller than three acres, 

only required if the Technical Committee determines necessary); 

iv. A Future Development Plan showing the project is not developed in a manner that would 

preclude future urban densities, if applicable per RZC 21.12.310. 
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c.  MPDs proposed in the Marymoor Village Center Design District shall include a 

phasing plan for bonus features and affordable housing as described in 5.b.iii above in 

addition to the items listed in 5.d below.  

d.  All MPDs shall include the items listed below: 

i.  A design concept that is in conformance with all applicable Comprehensive Plan 

policies and development regulations; 

ii.  Conceptual site plan indicating all proposed land uses (architectural design, 

exact building shapes, locations, and other detailed information required in a site 

plan shall not be required); 

iii.  Transportation and circulation plan indicating the layout and conceptual 

design of all streets, pedestrian pathways, parking, and location of transit facilities 

(as available), in plan view and cross section for streets (cross sections only 

required for projects in the Downtown); 

iv.  Location of proposed space for parks, open space, and any cultural facilities; 

v.  Phasing plan describing anticipated time frames for development and showing 

that completion of affordable housing shall be commensurate with the progress 

on the construction of the development; 

vi.  Location of any environmentally critical areas; 

vii.  Landscape and tree retention concepts, including consideration of the health 

and structural stability of retained trees, as determined by an arborist report; 

viii.  Preliminary plan indicating required connections to adjacent properties for 

transportation and open space systems; 

ix.  Overall approach to sustainable design, including consideration of the use of 

environmentally sustainable materials such as permeable pavement, where 

possible; and 

x.  Preliminary plan for other major infrastructure improvements (may be waived 

by the Technical Committee for sites in Overlake smaller than three acres). 
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e.  The Master Plan must comply with all site requirements or design guidelines that 

would ordinarily apply to projects developed in the underlying zone. 

f. Site requirements and other development standards and regulations shall be administered 
on the basis of the area controlled by the approved Master Plan ("Plan Area"), rather than 
on a site-by-site basis, provided the approved Master Plan demonstrates the ability to 
comply with the requirement in question.  

For example, in the case of a development application for a site that is part of an area 
controlled by an approved master plan, if the plan designates the maximum lot coverage of 
structures and such areas are sufficient to meet maximum lot coverage requirements 
applied to the entire Plan Area, then an individual site plan need not demonstrate 
compliance with maximum lot coverage requirements. This includes meeting mixed use 
development, FAR, and density requirements.  

g.  Property included in an MPD must be under the same ownership, or there must be a signed 

agreement establishing control over multiple ownerships. 

6.  Vesting. Where MPDs are required, the applicant may choose to have the MPD completed in 

conjunction with a development agreement, as described in RCW Chapter 36.70B, in order to vest 

to development regulations in place at the time of the agreement as described in RCW Chapter 

36.70B. A development agreement is not required to process an MPD. 

7.  Nothing in this section shall preclude the acquisition of land prior to application or 

approval of a master plan. 

…… <<Administrative note: no changes to RZC 21.76.070 sections Q thru T>> 

 

U.  Reasonable Use Exception (Critical Areas/Hazardous Liquid Pipelines and High Capacity 

Transit Corridor Preservation.  

1.  Purpose. The purpose of this section is to provide a mechanism to allow relief from RZC 

21.64, Critical Areas Regulations; or RZC 21.04.2150, RZC 21.26, Hazardous Liquid Pipelines; or 

RZC 21.28, High Capacity Transit Corridor Preservation, when strict adherence to such 

regulations would deny all reasonable economic use of private property, or in the case of a 

public project, where application of the Critical Areas regulations would prohibit 

construction of the public project. In such cases, the applicant may seek a Reasonable Use 

Exception from the standards listed above. 
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2.  Scope. Any person seeking relief from strict adherence to the standards and regulations 

as provided in RZC 21.64, Critical Areas Regulations; or the strict application of setback 

requirements provided in RZC 21.04.2150, RZC 21.26, Hazardous Liquid Pipelines; or RZC 21.28, 

High Capacity Transit Corridor Preservation, may apply for a Reasonable Use Exception. If an 

applicant demonstrates to the satisfaction of the approval authority that strict application 

of these standards would deny all reasonable economic use of the property, or in the case 

of public projects, where the Critical Areas regulations would prohibit construction of the 

public project, development may be permitted subject to appropriate conditions. 

3.  Decision Criteria – Critical Areas Reasonable Economic Use (Private). An applicant for a 

private project seeking relief from the strict application of RZC 21.64, Critical Areas 

Regulations, shall demonstrate the following: 

a.  No reasonable economic use with less impact on the critical area and the buffer is 

feasible and reasonable; and 

b.  There is no feasible and reasonable on-site alternative to the activities proposed, 

considering possible changes in site layout, reductions in density, and similar factors. 

The application for an exception shall include an analysis of whether there is any 

practicable on-site alternative to the proposed development with less impact, including 

other allowed uses, reduction in density, phasing of project implementation, change in 

timing of activities, revision of lot layout, or related site planning considerations that 

would allow a reasonable use with less adverse impacts to the critical area; and 

c.  The proposed activities, as conditioned, will result in the minimum possible impacts 

to affected critical areas; and 

d.  The proposed development does not pose an unreasonable threat to the public 

health, safety, or welfare on or off the development proposal site and is consistent 

with the public interest; and 

e.  All reasonable mitigation measures have been implemented or assured; and 

f.  Any development permitted in the critical area is the minimum necessary to allow 

for reasonable economic use of the property; and 

g.  The inability to derive reasonable economic use is not the result of the applicant’s 

actions. 
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4.  Decision Criteria – Critical Areas Reasonable Use (Public Project). A public agency proposing 

a public project, where strict application of RZC 21.64, Critical Areas Regulations, would 

prohibit construction of the public project, may apply for a Reasonable Use Exception. 

Requests for relief from RZC 21.64.060.A.1.b, Landslide Hazard Areas, shall apply for an 

Alteration of Geologic Hazard Areas as noted in RZC 21.76.070.E, Alteration of Geologic 

Hazard Areas. If the public agency or City department demonstrates to the satisfaction of 

the Technical Committee that strict application of these standards would deny construction 

of a public project, the project may be permitted subject to following criteria. 

a.  There is no feasible and reasonable on-site alternative to the activities proposed. 

The application for an exception shall include an analysis of whether there is any 

practicable on-site alternative to the proposed development with less impact, including 

reduction or revision of project scope, phasing of project implementation, change in 

timing of activities, or related site planning considerations that would allow a project 

design with less adverse impacts to the critical area; and 

b.  The proposed public project, as conditioned, will result in the minimum possible 

impacts to affected critical areas; and 

c.  The proposed public project does not pose an unreasonable threat to the public 

health, safety, or welfare on or off the project site, and is consistent with the public 

interest; and 

d.  All reasonable mitigation measures have been implemented or assured; and 

e.  Any development permitted in the critical area is the minimum necessary to 

construct and operate the public project. 

f.  The public agency or appropriate City department shall provide an analysis of 

mitigation opportunities in order to evaluate whether the proposal minimizes the 

impact on the critical area. 

g.  If a public project cannot be constructed without modification of required setbacks, 

building height, and/or lot coverage limits, buffers, and landscape widths, the public 

agency or City department shall modify the fixed regulations only to the extent 

necessary to allow construction of the public project, while providing as much critical 

area protection as is possible under the circumstances and while maintaining 
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appropriate public health and safety standards. Such modifications shall only be 

allowed upon obtaining the applicable land use permit, such as a variance or 

administrative design flexibility. 

h.  Adequate mitigation and monitoring shall be required to address the adverse 

impacts on critical areas and their ecological functions and values of any modification 

of the required regulations under this provision. 

i.  Any public project requiring a reduction of the standards applicable within a critical 

area in order to provide the necessary public project shall be located as far from the 

critical area as practical. Total building coverage and all other impervious surfaces shall 

be minimized, as appropriate, to limit intrusion into the critical area. 

j.  The public project shall use, to the maximum extent possible, the best available 

construction, design, and development techniques that result in the least impact to 

ecological functions and values of the critical area. 

k.  Any net loss of function of the critical area on the site and adverse impacts to 

wetland or riparian stream corridor functions upstream or downstream from the site 

shall be minimized to the maximum extent practicable. 

5.  Decision Criteria – Reasonable Economic Use-Hazardous Liquid Pipelines. The required 

setback from the hazardous liquid pipeline corridor shall not deny all reasonable economic 

use of property. If an applicant demonstrates to the satisfaction of the Hearing Examiner 

that strict application of the required setback would deny all reasonable economic use of 

the property, the setback may be lessened subject to appropriate conditions. An applicant 

for relief from strict application of the required setback shall demonstrate the following: 

a.  No reasonable economic use of the applicant’s property can be made if the 

required setback is strictly applied; 

b.  The proposed setback is the minimum necessary to provide the applicant with a 

reasonable economic use of the property; 

c.  All reasonable mitigation measures have or will be implemented or assured; 

d.  The inability to derive any reasonable economic use is not the result of the 

applicant’s actions or those of the applicant’s predecessors in title; and 
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e.  The pipeline location has been definitively determined. 

f.  As a condition of any relief granted under this section, the applicant shall be 

required to record an instrument against the title of the property notifying all 

subsequent purchasers of the fact that a lesser setback from the pipeline has been 

approved and of any and all conditions placed on the grant of relief. 

6.  Decision Criteria – Reasonable Economic Use-High Capacity Transit Corridor Preservation. The 

application of regulations outlined in RZC 21.28, High Capacity Transit Corridor Preservation, shall not 

deny all reasonable economic use of private property. If an applicant demonstrates to the satisfaction 

of the decision-making body for the underlying land use permit that strict application of the 

regulations would deny all reasonable economic use of the property, the requirements may be 

lessened subject to appropriate conditions. An applicant for relief from strict application of the 

standards shall demonstrate the following: 

a.  Strict application of these regulations would prevent all reasonable economic use of the property; 

b.  There is no feasible and reasonable on-site alternative to the activities proposed; the applicant 

shall include an analysis of whether there is any practicable on-site alternative to the proposed 

development with less impact to these regulations, including other allowed uses, reduction in density, 

phasing of project implementation, change in timing of activities, or related site planning 

considerations that would allow a reasonable use in conjunction with the application of these 

regulations; and 

c.  The inability to derive reasonable economic use is not the result of the applicant’s actions. 

d.  If a reasonable economic use of a site cannot exist without modification of required setbacks, the 

City shall modify the fixed regulations only to the extent necessary to provide for reasonable use of 

the property while providing as much setback area for transit as is possible under the circumstances. 

 

…… <<Administrative note: no changes to RZC 21.76.070 sections V thru X>> 

 

Y.  Site Plan Entitlement.  
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1.  Purpose. The purpose of this section is to ensure that site plans reviewed individually or collectively 

by the Technical Committee, Design Review Board, Landmark Commission, and Administrator achieve 

the following purposes: 

a.  Compliance with the provisions of the RZC and all other applicable law; 

b.  Coordination, as is reasonable and appropriate, with other known or anticipated development 

on private properties in the area and with known or anticipated right-of-way and other public 

projects within the area; 

c.  The adequacy of streets and utilities in the area of the subject property to serve the anticipated 

demand from the proposal. 

d.  Determination that the proposed access to the subject property is the optimal location and 

configuration for access. 

2.  Scope. Review and approval of a Site Plan Entitlement is required for any public, semi-public, or 

private proposal for new construction or exterior modification to a building or site where the proposed 

use is shown as permitted in the applicable permitted use chart. The following projects are not 

required to obtain a Site Plan Entitlement: 

a. The construction or modification of any of the primarily residential housing types allowed in 

the Neighborhood Residential zone identified in 21.08.143.A Neighborhood Residential not 

using unit lot subdivision provisions. Those same construction or modifications shall be 

classified as a Type I Permit. 

b.  Tenant improvements not encompassing or requiring modification to the exterior 

of an existing building; 

c.  Light rail transit system elements between stations such as track and guideway; and 

d.  Any action noted above which meets the criteria to be reviewed as an 

Administrative Modification as provided in RZC 21.76.090.D. 

3.  Decision Criteria.  

a.  The Technical Committee, composed of the Departments of Planning and Public 

Works, shall review all Development Review permits with the State Environmental 

Policy Act and the RZC. 
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b.  The Landmarks and Heritage Commission will review all Certificates of 

Appropriateness for compliance with the RZC. 

Z.  Temporary Use Permit. See RZC 21.04.4000, RZC 21.46, Temporary Uses. 

AA.  Tree Removal Permit. See RZC 21.72.020, Tree Removal Permits Required. 

AB.  Variances.  

1.  Purpose. The purpose of this section is to provide a mechanism by which the City may 

grant relief from certain regulations, where practical difficulty renders compliance with the 

provisions of that code an unnecessary hardship, where the hardship is a result of the 

physical characteristics of the subject property, and where the purpose of that code and of 

the Comprehensive Plan can be fulfilled. 

2.  Scope. This section is to provide for the consideration of variances from the strict 

application requirements of RZC Article I, Zone-Based Regulations, and RZC Article II, Citywide 

Regulations, when unique specified circumstances occur. 

3.  Decision Criteria. Variances may be approved only upon a finding that: 

a.  The variance will not constitute a grant of special privilege inconsistent with the 

limitation upon uses of other properties in the vicinity and land use district of the 

subject property; and 

b.  Such variance is reasonably necessary, only because of special physical 

circumstances relating to the size, shape, topography, location, or surroundings of the 

subject property to provide it with use rights and privileges permitted to other 

properties in the vicinity and in the land use district of the subject property; and 

c.  The conditions or situations giving rise to the variance application have not been 

created or caused by the applicant or recent prior owner of the subject property; and 

d.  Strict adherence to the regulation from which the variance is requested would 

create unnecessary hardship for the property owner; and 

e.  The variance is the minimum necessary to grant relief to the applicant; and 

f.  The variance does not relieve an applicant from conditions established during prior 

permit review; and 
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g.  All approved variances otherwise comply with the requirements of the RZC and the 

Comprehensive Plan. 

4.  Limitation. The variance procedures shall not be used to deviate from the permitted 

uses requirements of the permitted land use charts contained in RZC Article I, Zone-Based 

Regulations. Instead, the procedures for amending the text of the RZC and the Zoning Map, 

pursuant to RZC 21.76.070.AE, Zoning Code Amendment – Text, and RZC 21.76.070.AF, Zoning 

Code Amendment – Zoning Map shall be utilized. 

5.  Recording. Variances shall be recorded with the King County Department of Records and 

Elections. 

AC.  Willows Rose Hill Demonstration Project. Repealed. 

AD.  Wireless Communication Facilities.  

1.  Purpose. The purpose of this section is to provide a mechanism to address issues of 

safety and appearance associated with Wireless Communication Facilities and to provide 

adequate siting opportunities at appropriate locations within the City to support existing 

communications technologies as needed for Redmond businesses and institutions to stay 

competitive. See (RZC 21.04.2230.D.3 and RZC 21.04.2230.D.4 RZC 21.56.030(C) and (D) for 

siting hierarchy. 

2.  Collocation requirements. All new Antenna Support Structures built for the purpose of 

siting a macro cell facility shall be constructed in a manner that would provide sufficient 

structural strength to allow the collocation of additional antennas from other service 

providers. 

3.  Construction plans and final construction of the WCF shall be approved by the 

City’s Building Division, when applicable. 

4.  Time frame for Review. Refer to RZC 21.76.040.F. 

5.  Scope. The chart below identifies the process type based upon the type of facility and its 

location (Note that additional approvals may be required per RMC Chapter 12.14): 
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Table 21.76.070 

Wireless Communication Facilities Review Process 

Wireless Communication Facility Type 
(WCF) 

Zone Structure Land Use Permit 
Type 

Small satellite dish antenna All All None required 

Large satellite dish antenna All All Type I 

Amateur radio tower All All Type I 

Temporary Wireless Communication 
Facility 

All See definition 
of Temporary 
WCF 

Type I 

New Antenna Support Structures for 
Macro and Small Cell Facilities and New 
Antenna Support Structures for Macro 
and Small Cell Facilities that exceed 
height limits established in RZC 
21.04.2230 RZC 21.56 

All Zones Tower Type II 

Collocation of new antennas; removal or 
replacement of existing antennas and/or 
associated ground mounted equipment 
enclosures on previously approved 
Structure 
Mounted Facilities that comply with size 
and concealment requirements 
established in RZC 21.04.2230 RZC 21.56. 

All All structures 
except Towers 

None required 

Collocation of new antennas; removal or 
replacement of existing antennas and/or 
associated ground mounted equipment 
enclosures on existing Antenna 
Support Structures that are not an 
Eligible Facilities Request and comply 
with height limits established in RZC 
21.04.2230 RZC 21.56. 

All Tower Type I (None 
required for removal 
of antennas) 

Eligible Facilities Request All All None required, 
however see RZC 
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Table 21.76.070 

Wireless Communication Facilities Review Process 

Wireless Communication Facility Type 
(WCF) 

Zone Structure Land Use Permit 
Type 

21.04.2230.B.2.d RZC 
21.56.020(B)(4) 

Macro Cell Facility and Small Cell Facility 
mounted to a Structure Mounted Facility 
and associated Equipment Enclosures 

All 
nonresidential 
zones except 
RA-5, NR, 
NMF, and 
NMU 

Nonresidential, 
Mixed Use & 
Multifamily 
Structures 

Type I 

Neighborhood 
Multifamily R-
20 and R-30 

Multifamily 
Use, 
Nonresidential 
& Mixed Use 
Structures 

Type II 

All 
Neighborhood 
residential 
zones except 
Neighborhood 
Multifamily R-
20 and R-30 

Nonresidential 
Structures 

Type II 

Macro Cell Facility and Small Cell 
Facility attached to Utility Poles, Light 
Poles and Miscellaneous Poles 

All residential 
zones 

Existing and 
Replacement 
Utility Poles, 
Light Poles and 
Miscellaneous 
Poles and New 
Light Poles 
subject to a 
lighting 
analysis 
(All other new 
poles are to be 
regulated as a 
New Antenna 
Support 
Structure) 

Type II 
None required for 
Small Cell Facilities 
located within public 
rights-of-way, see 
RMC Chapter 12.14, 
Telecommunications 
for additional 
requirements 

Type II if located 
within Special 
Design Areas 
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Table 21.76.070 

Wireless Communication Facilities Review Process 

Wireless Communication Facility Type 
(WCF) 

Zone Structure Land Use Permit 
Type 

Macro Cell Facility and Small Cell Facility 
attached to Utility Poles, Light Poles 
and Miscellaneous Poles 

All non-
residential 
zones 

Existing and 
Replacement 
Utility Poles, 
Light Poles and 
Miscellaneous 
Poles and New 
Light Poles 
subject to a 
lighting 
analysis 
(All other new 
poles are to be 
regulated as a 
New Antenna 
Support 
Structure) 

Type I 
None required for 
Small Cell Facilities 
located within public 
rights-of-way, see 
RMC Chapter 12.14, 
Telecommunications, 
Article III, for 
additional 
requirements 

Type II if located 
within Special 
Design Areas 

6.  Decision Criteria. All proposed wireless communication facilities shall not be approved 

unless the development regulations and design standards provided in RZC 21.04.2230 RZC 

21.56, Wireless Communication Facilities, are met. 

AE.  Zoning Code Amendment – Text.  

1.  Purpose. The purpose of this section is to provide the procedures and requirements for 

amending the text, maps and charts of the RZC, exclusive of the Zoning Map, and to ensure 

that such amendments are consistent with the goals and policies of the Comprehensive 

Plan. 

2.  Scope. Amendments to the RZC include amendments, additions and deletions to the 

text, maps, or charts of the RZC, except amendments to the Zoning Map as set forth in RZC 

21.76.070.AF below. 

3.  Procedure. Zoning Code amendments shall follow the permit process established in RZC 

21.76.050.K, Type VI Review, and appropriate state statutes. 
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4.  Amendment Criteria. All amendments to the RZC processed under this section shall be in 

conformance with the Comprehensive Plan. 

5.  Exemptions. Non-substantive changes in the organization, format, appearance, profiles, 

narrative, illustrations, examples, or other nonmaterial changes to the RZC may be made 

by the Department of Planning and Community Development and are exempt from this 

section. Amendments to facility plans for City-managed utilities shall follow those 

procedures described in Utilities Element of the Comprehensive Plan. 

6.  Approval by Ordinance. All amendments shall be approved by ordinance by the 

Redmond City Council. 

AF.  Zoning Code Amendment – Zoning Map.  

1.  Purpose. The purpose of this section is to establish the procedures and amendment 

criteria for amending the Official Zoning Map, adopted pursuant to RZC 21.04.0020.A RZC 

21.04.020.A, Establishment of Zoning Map. 

2.  Procedure.  

a.  Zoning Code amendments to the Official Zoning Map that are consistent with the 

Comprehensive Plan shall follow the permit process established in RZC 21.76.050.I, 

Type IV Review. 

b.  Zoning Code amendments to the Official Zoning Map that require a concurrent 

amendment to the Comprehensive Plan shall follow the permit process established in 

RZC 21.76.050.K, Type VI. 

3.  Conditions to Amendment. The City Council may require the applicant to submit a 

conceptual site plan prior to final approval being granted on an amendment to the Zoning 

Map. The City may require the applicant to enter into a development agreement with the 

City as a condition of the Zoning Map amendment and may, through that agreement, 

impose development conditions designed to mitigate potential impacts of the amendment 

and development pursuant thereto. 

4.  Special Application Requirements. No application shall be filed nor accepted for filing 

which on its face will not comply with the Comprehensive Plan, unless an application for a 

Comprehensive Plan amendment is submitted and the two applications are processed 
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concurrently. A Zoning Map Amendment application shall require signatures of owners 

representing 75 percent of the subject area and signatures representing 75 percent of the 

owners of property in the subject area if the area of the amendment comprises only 

contiguous parcels under common ownership, or meets two or more of the following 

criteria: it contains up to five property owners, it consists of a small portion of a zone or 

neighborhood planning area, or it contains only land area with related physical 

characteristics.  In no case shall the signature requirement apply to Zoning Map 

amendments that are proposed and processed concurrently with enabling Comprehensive 

Plan map or text amendments or Zoning Code text amendments. 

5.  Amendment Criteria. The following factors are to be taken into account by the Planning 

Commission and the City Council when considering a map amendment: 

a.  The amendment complies with the Comprehensive Plan Land Use Map, policies, 

and provisions; 

b.  The amendment bears a substantial relation to the public health and safety; 

c.  The amendment is warranted because of changed circumstances, a mistake, or 

because of a need for additional property in the proposed zoning district; 

d.  The subject property is suitable for development in general conformance with 

zoning standards under the proposed zoning district; 

e.  The amendment will not be materially detrimental to uses or property in the 

immediate vicinity of the subject property; 

f.  Adequate public facilities and services are likely to be available to serve the 

development allowed by the proposed zone; 

g.  The probable adverse environmental impacts of the types of development allowed 

by the proposed zone can be mitigated, taking into account all applicable regulations 

or the unmitigated impacts are acceptable; and 

h.  The amendment complies with all other applicable criteria and standards in the 

RZC. 

6.  Approval. All amendments shall be approved by ordinance by the Redmond City Council. 
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AG.  Critical Area Buffer Width Variances. A variance from buffer width requirements may be 

granted by the City subject to the variance criteria listed below: 

1.  There are special circumstances applicable to the subject property or to the intended 

use such as shape, topography, location or surroundings that do not apply generally to 

other properties and which support the granting of a variance from the buffer width 

requirements; and 

2.  Such buffer width variance is necessary for the preservation and enjoyment of a 

substantial property right or use possessed by other similarly situated property but which 

because of special circumstances is denied to the property in question; and 

3.  The granting of such buffer width variance will not be materially detrimental to the 

public welfare or injurious to the property or improvement; 

4.  The granting of the buffer width variance will not significantly impact the subject critical 

area; 

5.  The decision to grant the variance includes the best available science and gives special 

consideration to conservation and protection measures necessary to preserve or enhance 

anadromous fish habitat; and 

6.  The granting of the variance is consistent with the general purpose and intent of the 

Comprehensive Plan and adopted development regulations. (Ord. 2614; Ord. 2652; Ord. 2709; 

Ord. 2740; Ord. 2753; Ord. 2803; Ord. 2883; Ord. 2919; Ord. 2931; Ord. 2958; Ord. 2964; Ord. 2978; Ord. 

3010) 

Effective on: 10/17/2020 

 

…… <<Administrative note: no changes to RZC 21.76.080 and 090.>> 
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21.76.100 Miscellaneous. 

A.  Purpose. The purpose of this section is to provide general provisions for the 

implementation of the RZC. 

B.  Compliance.  

1.  All land uses, activities, construction, clearing, grading, filling, development, 

intensification, and structural modifications or alterations shall comply with the RZC; and all 

permits granted for the use, activity, construction, clearing, grading, filling, development, 

intensification, or structural modifications or alterations. 

2.  All permits and approvals shall comply with the RZC. No permit or approval shall be 

issued for any parcel of land developed in violation of the RZC. 

3.  All purchasers or transferees of property shall comply with provisions of the RZC. 

C.  Violations and Penalties.  

1.  Any person violating any provisions of the RZC shall be punished as provided in RMC 

Chapter 1.14, Enforcement and Penalties. 

2.  Any building, structure, development, activity, land use, or division of land, not in 

conformance with the RZC and not a legal nonconformance, is declared to be unlawful, 

substandard, and a public nuisance, and is subject to the enforcement and abatement 

provisions in RMC Chapter 1.14, Enforcement and Penalties. 

D.  Administrative Interpretations.  

1.  Purpose. The purpose of this section is to define the responsibilities, rules, procedures, 

and requirements for the interpretation of the RZC. 

2.  Interpretation Generally. The provisions of the RZC shall be the minimum requirements 

adopted for the promotion and protection of the public health, safety, and general welfare. 

The RZC is not intended to interfere with, abrogate, or annul any easements, covenants, or 

other agreements between parties, except where the agreements may conflict with the 

enforcement of the RZC. 
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3.  Responsibility. The Administrator shall be responsible for interpreting the provisions of 

this code, except where expressly provided otherwise. 

4.  Conflicts. In the case of conflicts between parts of the RZC or between the RZC and other 

rules, regulations, resolutions, ordinances or statutes lawfully adopted by other authority 

having jurisdiction within the City, the most restrictive shall govern. In the case of conflicts 

between the text, maps, and charts of the RZC, the text shall govern unless otherwise 

stated. 

5.  Interpretation of Zoning Map. Interpretation of the Official Zoning Map shall be as set 

forth in RZC 21.04.0020.B RZC 21.04.020.B. 

6.  Interpretation of Comprehensive Plan. The interpretation of the Comprehensive Plan is to 

be made recognizing that the boundaries of the plan categories are not exact but illustrate 

general relationships and locations. 

7.  Interpretations of Shoreline Master Program. See RZC 21.68.200.A. 

8.  Request for Code Interpretation. Any interested person may apply for an interpretation of 

this code where the code, or its application to specific circumstances, is ambiguous; i.e., 

where the code is susceptible to two or more reasonable interpretations. Applications for 

administrative interpretation are processed as Type I reviews and shall be subject the 

criteria outlined in RZC 21.76.050.D. 

E.  Moratoriums. Nothing shall prevent the City Council from establishing or extending 

development moratoriums or interim land use regulations in accordance with Article XI, Section 

11 of the Washington State Constitution, or any other applicable authority, and the procedures 

set forth in RCW 36.70A.390 and 35A.63.220, as those sections exist or may be hereafter 

amended or superseded. 
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Exhibit 28: Chapter 21.78 

DEFINITIONS 

<<Adding or amending the following definitions (no other changes to this chapter)>> 

Accessory Dwelling Unit. An accessory dwelling unit (hereinafter referred to as “ADU”) means a dwelling unit 

located on the same lot as a single-family housing unit, duplex, triplex, townhome, or other middle housing unit. 

is accessory to a primary single-family dwelling unit and located on the same lot. An ADU is a dwelling unit 

that provides complete independent living facilities and that includes permanent provisions for living, 

sleeping, eating, cooking, and sanitation. An ADU may be added to, created within, or detached from the other 

housing units on the same lot primary single-family dwelling unit for use as a complete independent dwelling 

unit. 

Active, Pedestrian Generating Uses. A sales or service land use that promotes a high volume of foot and non-
motorized trips within pedestrian-oriented locations, generates interest and activity along the street, and 
encourages walkability and connections with surrounding land uses such as retail, restaurants, theaters, 
recreation, and libraries.  

Active Retail Use. High intensity retail and pedestrian-oriented shopping location, serving the daily needs of 
neighborhood residents and businesses, recognizing that some types of commercial uses generate more 
pedestrian activity and interest than others. These businesses and services, typically located on the ground floor, 
fulfill daily needs and attract pedestrian interest and activity. Specific uses include retail sales, eating and 
drinking, lodging, theaters and spectator sports, indoor sports and recreation, museums, library, arts facilities, 
automotive retail storeroom, and highly active services such as spas and salons. 

Bulk Transportation of Mail. The movement of large quantities of letters or packages, typically to or from 
regional distribution centers using tractor-trailers. 

Closed Record Appeal. An administrative appeal on the record to the City of Redmond, its officers, the City 
Council or Hearing Examiner, following an open record hearing on a project permit application when the appeal 
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is on the record with no or limited new evidence or information allowed to be submitted and only appeal 
argument allowed. (RCW 36.70B.020 and as hereafter amended) 

Culturally Modified Trees (CMTs). Culturally Modified Trees (also known as CMTs, basket trees, or peeled 
cedars), are trees that were modified in some way by past or current Indigenous People. These are living cedar 
trees from which bark has been stripped or planks split off their sides. CMTs are frequently found in old growth 
stands of cedar. CMTs are cultural resources and are non-renewable.  

Education, Public Administration, Health Care, and Other Institutions. An establishment or institution offering 
services, such as education or training, government services, health and human services, religious services, or 
death services, or a civic, social, political, fraternal, or similar association or organization. This definition 
includes heliports associated with medical facilities for the purposes of medical transport. This definition 
specifically excludes correctional facilities and secure community transition facilities. 

Garbage and Recycling Enclosures. Garbage and recycling enclosures shall include the areas containing 
garbage and recycling receptacles served by collection equipment and may also include interim on-
site storage areas. See “Solid Waste Enclosures.” 

High-density development. Development where at least one habitable building exceeds 85 feet in height, or 
where the applicant is proposing one (1) million square feet of development or more, either in a single phase or 
as part of a master plan. 

Large Satellite Dish. Any satellite dish antenna(s) whose diameter is greater than one meter in the Urban 
Recreation, Semirural, Residential Neighborhood zones, or Shorelines areas of the City, or two meters within 
any zone. [See Satellite Dish Antenna(s).] 

Open Record Hearing. A hearing, conducted by a single hearing body or officers authorized by the City of 
Redmond to conduct such a hearing, that creates the City’s record through testimony and submission of 
evidence and information under procedures prescribed by the City by ordinance or resolution. An open record 
hearing may be held prior to the City’s decision on a project permit to be known as an “open record pre-decision 
hearing.” An open record hearing may be held on an appeal, to be known as an “open record appeal hearing,” if 
no open record pre-decision hearing has been held on the project permit. (RCW 36.70B.020 and as hereafter 
amended) 

Public meeting. An informal meeting, hearing, workshop, or other public gathering of people to obtain 
comments from the public or other agencies on a proposed project permit prior to the City of Redmond's 
decision. A public meeting may include, but is not limited to, a design review or architectural control board 
meeting, a special review district or community council meeting, or a scoping meeting on a draft environmental 
impact statement. A public meeting does not include an open record hearing. The proceedings at a public 
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meeting may be recorded and a report or recommendation may be included in the City of Redmond's project 
permit application file. (RCW 36.70B.020 and as hereafter amended)  

Postal Services. The provision of one or more postal services, such as accepting letters or packages, sorting, 
routing, and delivery on a contract basis (except bulk transportation of mail). 

Setback Zone. The setback zone is shown in RZC Appendix 7RZC 21.12.150, OV (Overlake) Street Cross 
Sections. It is located outside of the right-of-way, ensures that objects do not encroach on useable sidewalk 
space, and helps to maintain sight lines at driveways. In the Overlake Village Zones, it provides space for 
hardscape improvements or container plants. In the OBAT Zone, it provides space for plantings. It is also 
described in Redmond’s Transportation Master Plan - Pedestrian System Plan. 

Small Satellite Dish. Any satellite dish antenna(s) that has a diameter less than or equal to one meter located in 
Urban Recreation, Semirural, Residential Neighborhood zones or Shoreline areas of the City or two meters 
within any other zone. [See Satellite Dish Antenna(s).] 

Solid Waste Enclosures.  Solid Waste enclosures shall include the areas containing garbage, recyclables, and/or 
compost containers serviced by a waste hauler. 

Street wall. The wall or part of the building nearest to the property line abutting the right-of-way. 
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Exhibit 29: Green Building Incentive Program 
Requirements  Appendix 10 

A. Purpose
1. This Appendix describes the requirements and procedures necessary to meet the City of

Redmond Green Building Incentive Program (GBP), which works to encourage efficient, low-
carbon developments and building operations in the City of Redmond.

2. Green Building incentives are outlined in RZC 21.55.
B. Compliance with state law. The Administrator shall update this Appendix in the event of major

legislative changes in electrification, emissions, water, sustainability or green building.
C. Mandatory Requirements

Projects shall meet all minimum requirements in 21.67 and as outlined below, including:
1. Washington Clean Buildings Performance Standard. Comply with the Washington Clean

Buildings Performance Standard (Chapter 194-50 WAC). Establish and achieve either a Tier
Level 1 or Tier Level 2 energy use intensity target (EUIt), measured in kBtu/ft2/yr., as detailed
in Sections D.4.b and E of this Appendix. The EUIts described in Section E D.4.b are specific to
the GBP and exceed CBPS targets.

2. Washington State Energy Code. Projects shall achieve all requirements of the 2021 ESEC,
including additional requirements identified in Table 1 Section 3 of this Appendix.  R406
credits described in Section D.3.b.i.B of this Appendix for projects completed under WSEC-R,
and achieve all C406 credits described in Section D.3.b.i.C of this Appendix for projects
completed under WSEC-C, regardless of WSEC compliance method.

3. Water Conservation. Multifamily projects shall use Appendix M of the Uniform Plumbing Code
to size the building’s potable water systems.

4. Embodied Carbon. Calculate the embodied carbon baseline of the project and show at least a
10% reduction in embodied carbon for concrete, steel, and insulation, at a minimum, following
the guidelines in Section G of this Appendix.

5. Building Electrification. Projects shall be all-electric, including electric space and water heating.
Exceptions from this requirement are permitted for emergency and standby power
generators and gas commercial cooking appliances, provided a corresponding and
appropriately sized outlet and all related infrastructure for electrical commercial cooking
appliances are provided.

5. Project Credits.  In addition to all minimum requirements outlined above, projects shall
accumulate points for incentive options per RZC 21.55 a minimum of 232 credits from
additional techniques listed in Section B, Table 1, to qualify for the GBP incentives as per
Section C.

Table 1. Green Building Incentive Program Techniques Summary and Minimum Requirements 

Technique 
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1. Building Performance Standard. Achieve any Green Building Rating or Certification 
System* that requires a modeled site Energy Use Intensity (EUI) adhering to either a 
Tier Level 1 or Tier Level 2 EUI target (EUIt) from Section E, Table 1 in this Appendix. 
Demonstrate compliance with the Washington State Clean Buildings Performance 
Standard within 24 months of at least 75% occupancy adhering to a Tier Level 1 or 2 
EUIt. Share energy benchmarking data with the City of Redmond via Energy Star 
Portfolio Manager. 

a. Tier Level 1 EUIt 
b. Tier Level 2 EUIt 

2. Washington State Energy Code. Washington State Energy Code. Projects must meet 

the 2021 Washington State Energy Code, with the following additional 

requirements:  

• Projects using the prescriptive compliance pathway (Sections C402-C405) must 

also demonstrate the achievement of 8 additional credits in Section C406 

beyond the basic requirements listed in Table C406.1. (or 4 additional credits for 

existing buildings)  

• Projects using the Total Building Performance Path in C407 must document their 

compliance strategy as required by this section, except that the total site energy 

use target referenced in Section C407.3.2 shall be replaced by the EUIt target 

identified in Section E of the GBP requirements. 

• All new construction projects, regardless of compliance pathway, must meet the 

requirements of the Enhanced Envelope Performance Requirements listed in 

Section C406.2.12. (This can count as part of the C406 compliance strategy for 

projects documenting prescriptive compliance.) 

The Washington State Energy Code for Commercial (WSEC-C) and Residential 
(WSEC-R) buildings requires a sufficient number of credits from efficiency 
packages as described in WSEC sections C406 or R406. The GBP requires projects 
to achieve all credits described in D.3.b.i.B of this Appendix for projects 
completed under WSEC-R and D.3.b.i.C of this Appendix for projects completed 
under WSEC-R regardless of WSEC compliance method.   

3. Building Electrification. pProjects shall be Develop an all-electric project, including 
electric space and water heating. Exceptions from this requirement are permitted for 
emergency and standby power generators and gas commercial cooking appliances, 
provided a corresponding and appropriately sized electrical outlet and all related 
electrical infrastructure for future electrical commercial cooking appliances are 
provided. 

4.    Energy Management. Earn Green Lease Leaders Certification (choose only one) 

a. Earn Green Lease Leaders Silver certification 
b. Earn Green Lease Leaders Gold or Platinum certification 
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5. Energy Storage. Install an energy storage system that meets 100% of critical load 
power requirements (kW) and emergency energy supply needs (kWh) for at least 
three (3) hours and can be deployed for utility demand management and grid 
services. 

6. Renewable Energy. Demonstrate the purchase and installation of additional on-site 
renewable energy capacity beyond energy code requirements. 

a. 100%+ additional kW beyond energy code requirements 
b. 75% to 99.9% additional kW beyond energy code requirements 

c. 50% to 75% additional kW beyond energy code requirements 
7. Electric Vehicles. Provide: 1 EV-ready stall per dwelling for dwellings with private 
garages. Provide 100% EV-ready stalls for multifamily development. Provide 10% 
EV-ready stalls for commercial development. Meet any more stringent 
requirements found in Chapter 51-50-0429 WAC or its successor. 

Adhere to Section F, Table 1 of this Appendix when satisfying the requirements of WAC 

51-50 Section 429 — Electric vehicle charging infrastructure, in place of WAC 51-50 

Section 429, Table 429.2.  

8. Stormwater Management. Achieve Salmon-Safe Urban Standard v3.0 certification 
9. Water Conservation. Use Appendix M of the Uniform Plumbing Code to size the 

building’s potable water systems. Applicable to multifamily projects only.  
10. Water Conservation. Provide water sub-metering for each unit.  
11. Water Conservation. Install water sensors connected to a local network building 

management system or metering solution on water use subsystems.  
12. Tree Preservation. Retain 40% of the significant trees on the site, in accordance with 

RZC 21.72.  
13. Embodied Carbon. Calculate the embodied carbon baseline of the following materials 

(at a minimum): concrete, steel, and insulation. Show at least a 10% reduction from 
the calculated baseline. 

14. Embodied Carbon. Calculate the embodied carbon baseline of the following project 
materials (at a minimum): concrete, steel, and insulation. Show at least a 30% 
reduction from the calculated baseline. 

15. Materials Management. Deconstruct all buildings over 10,000 ft2 with at least 50% 
conditioned floor area. 

16. Materials Management. Demonstrated recovery, reuse, or recycling of >60% of 
construction and demolition materials. 

* Green Building Rating or Certification system must 1) require an integrated design process intended to create projects 
that are environmentally responsible and resource-efficient throughout a building’s life-cycle and 2) must be known and 
approved by the Code Administrator as a commonly accepted and peer reviewed system that demonstrates at least 4 
projects that successfully meet a modeled project EUI (within 10%), completed in the state of Washington.  

 
C. Incentives 

1. Land use requirements vary by zoning district. Refer to RZC 21.55 the project’s underlying 
underlining zoning district in conjunction with RZC 21.67 Green Building Incentive Program for 
applicable incentives.  
 

D. Compliance Procedures 
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Projects utilizing the GBP shall follow the procedures as outlined below:  
1. Pre-Application Meeting 

a. Applicants shall schedule a pre-application meeting with City staff to review the project 
and the Green Building Incentive Program requirements.  

2. Site Plan Entitlement 
a. Applicants shall complete a Green Building Incentive Program Commitment Form, which 

will indicate the contractual commitment to demonstrate an operating EUI that matches 
the calculated EUIt within 10%, and indicate the penalties for not reaching the target, as 
identified determined by RZC 21.67.050, and include the project’s: The Commitment 
Form shall also include the following information:  

i. The name and contact information of the project manager responsible for 
submitting the information needed to demonstrate compliance with this Green 
Building Program.  

ii. Identification of the Green Building Rating or Certification System the project 
commits to pursue.  

iii. The contact information and credentials of the third-party design professional 
selected to rate or certify the project.  

iv. The contact information of the firm and individual selected to develop the 
energy model. 

3. Building Permit and Civil Review Application 
a. The project shall be registered with the entity administering the Green Building Rating 

or Certification System at the time of the Building Permit application. The applicant 
shall record the Green Building Rating or Certification System, version, certification 
level anticipated (where applicable), verifier, and proof of project enrollment and 
acceptance by the Green Building Rating or Certification System.  

b. The project shall include the calculated EUIt as determined by following the guidance 
provided in Chapter 194-50 WAC as modified in Section E, Table 1 of this Appendix and 
the predicted EUI as determined by the energy model. 

c. The following note shall be included on the approved construction plans that include 
the energy code analysis:  

i. This development is subject to the Green Building Incentive Program per RZC 
21.67.  

Do not provide fossil fuel-fired equipment or appliances, including but not 

limited to residential cooking appliances, clothes dryers, decorative or space 

heating fireplaces, indoor fire tables, outdoor radiant heaters, space heating 

appliances, and service water heating appliances, except as follows. Fossil fuels 

are permitted to be used for cooking appliances in commercial kitchens and 

emergency generators. Natural gas or other fossil fuel utility connections are 

not permitted except for those intended for cooking appliances in commercial 

kitchens. 

• This project must meet the 2021 Washington State Energy Code, with the 

following additional requirements:  
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• Projects using the prescriptive compliance pathway (Sections C402-C405) 

must also demonstrate the achievement of 8 additional credits in Section 

C406 beyond the basic requirements listed in Table C406.1. (or 4 additional 

credits for existing buildings)  

• Projects using the Total Building Performance Path in C407 must document 

their compliance strategy as required by this section, except that the total 

site energy use target referenced in Section C407.3.2 shall be replaced by the 

EUIt target identified in Section E of the GBP requirements. 

• All new construction projects, regardless of compliance pathway, must meet 

the requirements of the Enhanced Envelope Performance Requirements 

listed in Section C406.2.12. (This can count as part of the C406 compliance 

strategy for projects documenting prescriptive compliance.) 

A. Projects utilizing WSEC-R must select options from Table R406.3 ENERGY 
CREDITS to achieve at least:  

1. 2.0 credits from category 1. EFFICIENTY BUILDING ENVELOPE 
OPTIONS  

2. 2.0 credits from category 2. AIR LEAKAGE CONTROL AND 
EFFICIENT VENTILATION OPTIONS 

3. 2.0 credits from category 3. HIGH EFFICIENCY HVAC 
EQUIPMENT OPTIONS 

4. 2.5 credits from category 5. EFFICIENT WATER HEATING 
OPTIONS 

B. Projects utilizing WSEC-C must pursue the select options from Table 
C406.1 ENERGY PACKAGE CREDITS to achieve the maximum credits 
from the following Code Sections:  

1. More efficient HVAC performance in accordance with Section 
C406.2 

2. High performance dedicated outdoor air system in accordance 
with Section C406.7 

3. As applicable:  
a. High-efficiency service water heating in accordance 

with Sections C406.8.1 and C406.8.210; or,  
b. High performance service water heating in multi-family 

buildings in accordance with Section C406.9 
Enhanced envelope performance in accordance with Section 
C406.10c of the Washington Energy Code. 

4. Reduced air infiltration in accordance with Section C406.11c 
d. A short memorandum accompanying the WSEC calculator, describing how the 

requirements of Section D.3.b.i of this Appendix will be achieved. 
e. Provide a summary table on the building plans showing building performance 

characteristics compared to code requirements for envelope components, air sealing 
strategies, HVAC, and lighting systems to summarize the relationship of building 
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systems to basic code requirements. Include C406 strategies if prescriptive compliance 
pathway used. 

4. Verification 
a. Adjustments to Energy Targets. The Code Administrator may approve adjustments to 

building EUI targets based on unanticipated changes to building operations and 
conditions. Adjustments to targets must be approved by the Code Administrator based 
on specific documentation of the need for adjustment. The following conditions can be 
considered as the basis for adjustments to EUI targets: 

i. Adjustment for Change in Occupancy. When the occupancy of the building or a 
portion of the building changes from that assumed in the permit submittal, the 
assigned energy performance target shall be adjusted to reflect the new 
occupancy. If the new occupancy is not listed in Section E, Table 1 of this 
Appendix, either the Code Administrator shall assign it an energy use target 
based on the best-performing local examples of that occupancy type or a 
metering system shall be provided by the building owner that excludes the 
energy loads for the additional occupancy. 

ii. Adjustment for Other Factors. Adjustments for conditions other than those 
identified above that represent reasonable and unanticipated changes to 
building use characteristics may be considered as a basis for target adjustment 
on a case-by-case basis by the Code Administrator. Revisions to energy modeling 
predictions may be required by the jurisdiction to demonstrate the need for a 
revised EUI target 

b. Demonstration of Operating Energy Use. Metered energy data shall be reported to 
the Code Administrator using the Energy Star portfolio manager share properties 
feature, sharing the property and energy data with the City of Redmond by enabling 
the read-only access and exchange data feature. While at least 75 percent occupied, 
the building shall operate at or below its assigned EUIt for any recording period of 12 
consecutive months that is completed within two years of the date of the Certificate of 
Occupancy or after the final inspection if a Certificate of Occupancy is not required (a 
later date of compliance may be allowed by the code official or designee for good 
cause). The owner shall notify the Code Administrator when this 12-month period has 
been completed by sharing documented compliance with Chapter 194-50 WAC, 
including Compliance with Standard 100 (Form A) and Energy Use Intensity 
Calculations (Form C) that demonstrates the project operated at or below +10% of the 
EUIt calculated using Section E, Table 1 of this Appendix. 

c. Certificate of Occupancy. No later than two years after issuance of a final Certificate of 
Occupancy for the project, or such later date as requested in writing by the applicant 
and approved by the Code Administrator or designee for compelling circumstances, 
the applicant shall submit to the Code Administrator or designee the project’s 
certification demonstrating project compliance, including:  

i. a report or certification document by the Green Building Rating or Certification 
System; and,  

ii. documented compliance with Chapter 194-50 WAC, including:  
A. Compliance with Standard 100 (Form A) 
B. Energy Use Intensity Calculations (Form C) that demonstrates the 
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project operated at or below +10% of the EUIt determined according 
to Chapter 194-50-070 WAC, as modified in Section E, Table 1 of this 
Appendix. 

A request for an extension to this requirement shall be in writing and shall contain 
detailed information about the need for the extension. 

d. Compliance Determination. If the Code Administrator or designee determines that the 
report submitted provides satisfactory evidence that the project has complied with the 
standards contained in this subsection, then the Code Administrator or designee shall 
send the applicant a written statement that the project has complied with the 
standards of the Green Building Incentive Program.  

i. If the Code Administrator or designee determines that the project does not 
comply with the standards in this subsection, the Code Administrator or 
designee shall notify the applicant of the aspects in which the project does not 
comply. Components of the project that are included to comply with the Green 
Building Incentive Program shall remain for the life of the project. Within 90 
days after the Code Administrator or designee will notify the applicant of the 
ways in which the project does not comply, or such longer period as the Code 
Administrator or designee may allow for justifiable cause, the applicant may 
submit a supplemental report demonstrating that alterations or improvements 
have been made such that the project now meets the standards in this 
subsection. 

ii. If the applicant fails to submit a supplemental report within the time allowed 
pursuant to this subsection, the Code Administrator or designee shall 
determine that the project has failed to demonstrate full compliance with the 
standards contained in this subsection. 

 
E. GBP Energy Performance Targets.  

1. The GBP requires the project to comply with Chapter 194-50 WAC (the Washington Clean Buildings 
Performance Standard) with two EUIt tiers levels developed to qualify for the GBP incentive.  
 
Section E, Table 1 of this Appendix modifies Table 7-2a Commercial Building Types/Activities of 
Chapter 194-50 WAC Normative Annex Z with more stringent EUI targets. Table 1 below provides 
the EUI targets (EUIt) for the building use types required to qualify for the Redmond GBP and shall 
be used to establish the EUIt for the project to qualify for the GBP Tier Level 1 and 2 incentives. 
Achieving this target with +10% must be confirmed through compliance with Chapter 194-50 WAC. 
All references and citations in Table 1 refer to Chapter 194-50 WAC.   
 
Shift factors are provided in Section E, Table 2 of this Appendix for convenient reference to 
determine a project’s EUIt following the instructions provided by Chapter 194-50-070 WAC.  
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Table 1 - Redmond GBP EUI Targets by Building Activity Type1,2  
 

Reference 
No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 

Tier Level 
2 EUI 

Target 

Tier Level 1 
EUI Target 

 

1 Banking/Financial Services Bank Branch   35 31  

2 Banking/Financial Services Financial Office   35 31  

3 Education Adult Education   25 22  

4 Education College/University   82 72  

5 Education K-12 School Elementary/Middle School  27 23  

6 Education K-12 School High School  25 22  

7 Education Preschool/Daycare   35 31  

8 Education Vocational School   25 22  

9 Education Other - Education   25 22  

10 Entertainment/Public Assembly Aquarium   35 31  

11 Entertainment/Public Assembly Bar/Nightclub   22 19  

12 Entertainment/Public Assembly Bowling Alley   35 31  

13 Entertainment/Public Assembly Casino   22 19  

14 Entertainment/Public Assembly Convention Center   22 19  

15 Entertainment/Public Assembly Fitness Center/Health Club/Gym   35 31  

16 Entertainment/Public Assembly Ice/Curling Rink   35 31  

17 Entertainment/Public Assembly Indoor Arena   35 31  

18 Entertainment/Public Assembly Movie Theater   35 31  

19 Entertainment/Public Assembly Museum   35 31  

20 Entertainment/Public Assembly Performing Arts   22 19  

21 Entertainment/Public Assembly Race Track   35 31  

22 Entertainment/Public Assembly Roller Rink   35 31  

23 Entertainment/Public Assembly Social/Meeting Hall   22 19  

24 Entertainment/Public Assembly Stadium (Closed)   35 31  

25 Entertainment/Public Assembly Stadium (Open)   35 31  

26 Entertainment/Public Assembly Swimming Pool   35 31  
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Table 1 - Redmond GBP EUI Targets by Building Activity Type1,2  
 

Reference 
No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 

Tier Level 
2 EUI 

Target 

Tier Level 1 
EUI Target 

 

27 Entertainment/Public Assembly Zoo   22 19  

28 Entertainment/Public Assembly Other - Entertainment/Public Assembly Entertainment/ Culture  35 31  

29 Entertainment/Public Assembly Other - Entertainment/Public Assembly Library  35 31  

30 Entertainment/Public Assembly Other - Entertainment/Public Assembly Other Public Assembly  22 19  

31 Entertainment/Public Assembly Other - Entertainment/Public Assembly Recreation  35 31  

32 Entertainment/Public Assembly Other - Entertainment/Public Assembly Social/Meeting  22 19  

33 Entertainment/Public Assembly Other - Recreation   35 31  

34 Entertainment/Public Assembly Other - Stadium   35 31  

35 Food Sales and Service Bar/Nightclub   253 220  

36 Food Sales and Service Convenience Store with Gas Station   111 96  

37 Food Sales and Service Convenience Store without Gas Station   111 96  

38 Food Sales and Service Fast Food Restaurant   111 96  

39 Food Sales and Service Food Sales Grocery/Food Market  111 96  

40 Food Sales and Service Food Sales Convenience Store with Gas  111 96  

41 Food Sales and Service Food Sales Convenience Store  111 96  

42 Food Sales and Service Food Sales Other Food Sales  111 96  

43 Food Sales and Service Food Service Fast Food  111 96  

44 Food Sales and Service Food Service Restaurant/Cafeteria  253 220  

45 Food Sales and Service Food Service Other Food Service  111 96  

46 Food Sales and Service Restaurant   253 220  

47 Food Sales and Service Supermarket/Grocery Store   111 96  

48 Food Sales and Service Wholesale Club/Supercenter   35 31  

49 Food Sales and Service Other - Restaurant/Bar   253 220  

50 Healthcare Ambulatory Surgical Center   82 72  

51 Healthcare Hospital (General Medical & Surgical)*   82 72  

52 Healthcare Medical Office  3    
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Table 1 - Redmond GBP EUI Targets by Building Activity Type1,2  
 

Reference 
No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 

Tier Level 
2 EUI 

Target 

Tier Level 1 
EUI Target 

 

53 Healthcare Outpatient Rehabilitation/Physical 
Therapy 

  80 69  

54 Healthcare Residential Care Facility   73 69  

55 Healthcare Senior Care Community   73 69  

56 Healthcare Urgent Care/Clinic/Other Outpatient   80 69  

57 Healthcare Other - Specialty Hospital   82 72  

58 Lodging/Residential Barracks   46 40  

59 Lodging/Residential Hotel Hotel  46 40  

60 Lodging/Residential Hotel Motel or Inn  40 35  

61 Lodging/Residential Multifamily Housing   23 20  

62 Lodging/Residential Prison/Incarceration   82 72  

63 Lodging/Residential Residence Hall/Dormitory   46 40  

64 Lodging/Residential Residential Care Facility   73 69  

65 Lodging/Residential Senior Care Community   73 69  

66 Lodging/Residential Other - Lodging/Residential   46 40  

67 Mixed Use Mixed Use Property  4    

68 Office Medical Office  3 20 18  

69 Office Office Admin/Professional Office  20 18  

70 Office Office Bank/Other Financial  35 31  

71 Office Office Government office  35 31  

72 Office Office Medical Office (Diagnostic) 3 20 18  

73 Office Office Other Office  35 31  

74 Office Veterinary Office   80 69  

75 Office Other - Office   35 31  

76 Public Services Courthouse   82 72  

77 Public Services Fire Station   35 31  
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Table 1 - Redmond GBP EUI Targets by Building Activity Type1,2  
 

Reference 
No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 

Tier Level 
2 EUI 

Target 

Tier Level 1 
EUI Target 

 

78 Public Services Library   35 31  

79 Public Services Mailing Center/Post Office   22 19  

80 Public Services Police Station   35 31  

81 Public Services Prison/Incarceration   82 72  

82 Public Services Social/Meeting Hall   22 19  

83 Public Services Transportation Terminal/Station   22 19  

84 Public Services Other - Public Service   35 31  

85 Religious Worship Worship Facility   22 19  

86 Retail Automobile Dealership   22 19  

87 Retail Convenience Store with Gas Station   111 96  

88 Retail Convenience Store without Gas Station   111 96  

89 Retail Enclosed Mall  5 22 19  

90 Retail Lifestyle Center Enclosed Mall 5 22 19  

91 Retail Lifestyle Center Other Retail  22 19  

92 Retail Lifestyle Center Retail Store  22 19  

93 Retail Lifestyle Center  4    

94 Retail Retail Store   22 19  

95 Retail Strip Mall  4    

96 Retail Supermarket/Grocery Store   111 96  

97 Retail Wholesale Club/ Supercenter   22 19  

98 Retail Other - Retail/Mall Enclosed Mall 5 22 19  

99 Retail Other - Retail/Mall  4    

100 Technology/Science Data Center  6    

101 Technology/Science Laboratory   111 96  

102 Technology/Science Other - Technology/Science Other Service  35 31  
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Table 1 - Redmond GBP EUI Targets by Building Activity Type1,2  
 

Reference 
No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 

Tier Level 
2 EUI 

Target 

Tier Level 1 
EUI Target 

 

103 Services Personal Services (Health/ Beauty, Dry 
Cleaning, etc.) 

  35 31  

104 Services Repair Services (Vehicle, Shoe, 
Locksmith, etc.) Repair Shop  22 19  

105 Services Repair Services (Vehicle, Shoe, 
Locksmith, etc.) Vehicle Service/Repair Shop  35 31  

106 Services Repair Services (Vehicle, Shoe, 
Locksmith, etc.) Vehicle Storage/ Maintenance  22 19  

107 Services Other - Services   35 31  

108 Utility Energy/Power Station  7    

109 Utility Other - Utility  7    

110 Warehouse/Storage Self-Storage Facility   9 8  

111 Warehouse/Storage Distribution Center   9 8  

112 Warehouse/Storage Nonrefrigerated Warehouse   9 8  

113 Warehouse/Storage Refrigerated Warehouse   111 96  

Table adapted from ANSI/ASHRAE/IES Standard 100-2018 Energy Efficiency in Existing Buildings as adopted by reference with the exceptions noted in Chapter 194-50 WAC Table 7-2a Normative Annex Z  
        

Notes        

1. Select the most specific building activity type that applies.      

2. For building type definitions see Energy Star Portfolio Manager definitions except as follows:     
·  Data center is an activity space designed and equipped to meet the needs of high density computing equipment, such as server racks, used for data storage and processing, including dedicated 

uninterruptible power supplies and cooling systems and require a constant power load of 75 kW or more. Gross floor area shall only include space within the building including raised floor 
computing space, server rack aisles, storage silos, control console areas, battery rooms and mechanical rooms for dedicated cooling equipment. Gross floor area shall not include a server closet, 
telecommunications equipment closet, computer training area, office, elevator, corridors or other auxiliary space. 

 

·  Urgent care center/clinic/other outpatient office means the buildings used to diagnose and treat patients, usually on an unscheduled, walk-in basis, who have an injury or illness that requires 
immediate care but is not serious enough to warrant a visit to an emergency department. Includes facilities that provide same-day surgical, diagnostic, and preventive care. 

 

3. All medical offices considered to be diagnostic type.      

4. Must use of Chapter 194-50 WAC Section 7.2.3 method for mixed use buildings.      

5. Suggest considering use of Chapter 194-50 WAC Section 7.2.3 method for mixed use buildings.      

6. This is a building or activity without an energy target. Included to provide definition only.     
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Table 1 - Redmond GBP EUI Targets by Building Activity Type1,2  
 

Reference 
No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 

Tier Level 
2 EUI 

Target 

Tier Level 1 
EUI Target 

 

7. This is a building or activity without an energy target. This may be exempt from the standard, see Chapter 194-50 WAC Section Z4.1 2, d.    
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Table 2 – Shift Factors by Building Activity Type 1,2 

No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 50 or 
less 

51 to 
167 168 

1 Banking/financial services Bank Branch   3 0.8 1 1.5 

2 Banking/financial services Financial Office   3 0.8 1 1.5 

3 Education Adult Education   4 0.9 1.1 1.9 

4 Education College/University   4 0.9 1.1 1.9 

5 Education K-12 School Elementary/middle school 4 0.9 1.1 1.9 

6 Education K-12 School High school 4 0.9 1.1 1.9 

7 Education Preschool/Daycare   4 0.9 1.1 1.9 

8 Education Vocational School   4 0.9 1.1 1.9 

9 Education Other - Education   4 0.9 1.1 1.9 

10 Entertainment/public assembly Aquarium   4 0.6 1.1 1.6 

11 Entertainment/public assembly Bar/Nightclub   4 0.6 1.1 1.6 

12 Entertainment/public assembly Bowling Alley   4 0.6 1.1 1.6 

13 Entertainment/public assembly Casino   4 0.6 1.1 1.6 

14 Entertainment/public assembly Convention Center   4 0.6 1.1 1.6 

15 Entertainment/public assembly Fitness Center/Health Club/Gym   4 0.6 1.1 1.6 

16 Entertainment/public assembly Ice/Curling Rink   4 0.6 1.1 1.6 

17 Entertainment/public assembly Indoor Arena   4 0.6 1.1 1.6 

18 Entertainment/public assembly Movie Theater   4 0.6 1.1 1.6 

19 Entertainment/public assembly Museum   4 0.6 1.1 1.6 

20 Entertainment/public assembly Performing Arts   4 0.6 1.1 1.6 

21 Entertainment/public assembly Race Track   4 0.6 1.1 1.6 

22 Entertainment/public assembly Roller Rink   4 0.6 1.1 1.6 

23 Entertainment/public assembly Social/Meeting Hall   4 0.6 1.1 1.6 
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Table 2 – Shift Factors by Building Activity Type 1,2 

No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 50 or 
less 

51 to 
167 168 

24 Entertainment/public assembly Stadium (Closed)   4 0.6 1.1 1.6 

25 Entertainment/public assembly Stadium (Open)   4 0.6 1.1 1.6 

26 Entertainment/public assembly Swimming Pool   4 0.6 1.1 1.6 

27 Entertainment/public assembly Zoo   4 0.6 1.1 1.6 

28 Entertainment/public assembly Other - Entertainment/Public Assembly Entertainment/culture 4 0.6 1.1 1.6 

29 Entertainment/public assembly Other - Entertainment/Public Assembly Library 4 0.6 1.1 1.6 

30 Entertainment/public assembly Other - Entertainment/Public Assembly Other public assembly 4 0.6 1.1 1.6 

31 Entertainment/public assembly Other - Entertainment/Public Assembly Recreation 4 0.6 1.1 1.6 

32 Entertainment/public assembly Other - Entertainment/Public Assembly Social/meeting 4 0.6 1.1 1.6 

33 Entertainment/public assembly Other - Recreation   4 0.6 1.1 1.6 

34 Entertainment/public assembly Other - Stadium   4 0.6 1.1 1.6 

35 Food sales and service Bar/Nightclub   4 0.6 1.1 1.5 

36 Food sales and service Convenience Store with Gas Station   4 0.5 0.9 1.3 

37 Food sales and service Convenience Store without Gas Station   4 0.5 0.9 1.3 

38 Food sales and service Fast Food Restaurant   4 0.6 1.1 1.5 

39 Food sales and service Food Sales Grocery/food market 4 0.5 0.9 1.3 

40 Food sales and service Food Sales Convenience store with gas 4 0.5 0.9 1.3 

41 Food sales and service Food Sales Convenience store 4 0.5 0.9 1.3 

42 Food sales and service Food Sales Other food sales 4 0.5 0.9 1.3 

43 Food sales and service Food Service Fast food 4 0.6 1.1 1.5 

44 Food sales and service Food Service Restaurant/cafeteria 4 0.6 1.1 1.5 

45 Food sales and service Food Service Other food service 4 0.6 1.1 1.5 

46 Food sales and service Restaurant   4 0.6 1.1 1.5 

47 Food sales and service Supermarket/Grocery Store   4 0.5 0.9 1.3 
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Table 2 – Shift Factors by Building Activity Type 1,2 

No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 50 or 
less 

51 to 
167 168 

48 Food sales and service Wholesale Club/Supercenter   4 0.6 1 1.5 

49 Food sales and service Other - Restaurant/Bar   4 0.6 1.1 1.5 

50 Healthcare Ambulatory Surgical Center   4,7 0.8 1.1 1.3 

51 Healthcare Hospital (General Medical & Surgical)*     1 1 1 

52 Healthcare Medical Office   4,7 0.8 1 1.5 

53 Healthcare Outpatient Rehabilitation/Physical Therapy   4,7 0.8 1.1 1.3 

54 Healthcare Residential Care Facility     1 1 1 

55 Healthcare Senior Care Community     1 1 1 

56 Healthcare Urgent Care/Clinic/Other Outpatient   4,7 0.8 1.1 1.3 

57 Healthcare Other - Specialty Hospital     1 1 1 

58 Lodging/residential Barracks     1 1 1 

59 Lodging/residential Hotel Hotel   1 1 1 

60 Lodging/residential Hotel Motel or inn   1 1 1 

61 Lodging/residential Multifamily Housing     1 1 1 

62 Lodging/residential Prison/Incarceration     1 1 1 

63 Lodging/residential Residence Hall/Dormitory     1 1 1 

64 Lodging/residential Residential Care Facility     1 1 1 

65 Lodging/residential Senior Care Community     1 1 1 

66 Lodging/residential Other - Lodging/Residential     1 1 1 

67 Mixed use Mixed Use Property   6       
68 Office Medical Office   4,7 0.8 1.1 1.3 

69 Office Office Admin/professional office 3 0.8 1 1.5 

70 Office Office Bank/other financial 3 0.8 1 1.5 
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Table 2 – Shift Factors by Building Activity Type 1,2 

No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 50 or 
less 

51 to 
167 168 

71 Office Office Government office 3 0.8 1 1.5 

72 Office Office Medical office (diagnostic) 4 0.8 1.1 1.3 

73 Office Office Other office 3 0.8 1 1.5 

74 Office Veterinary Office   3 0.8 1.1 1.3 

75 Office Other - Office   3 0.8 1 1.5 

76 Public services Courthouse   4 0.8 0.8 1.1 

77 Public services Fire Station   3 0.8 0.8 1.1 

78 Public services Library   4 0.6 1.1 1.6 

79 Public services Mailing Center/Post Office   3 0.8 1.2 1.3 

80 Public services Police Station   3 0.8 0.8 1.1 

81 Public services Prison/Incarceration     1 1 1 

82 Public services Social/Meeting Hall   4 0.6 1.1 1.6 

83 Public services Transportation Terminal/Station   4 0.6 1.1 1.6 

84 Public services Other - Public Service   4 0.8 1.2 1.3 

85 Religious worship Worship Facility   5 0.9 1.7 1.7 

86 Retail Automobile Dealership   4 0.6 1 1.5 

87 Retail Convenience Store with Gas Station   4 0.5 0.9 1.3 

88 Retail Convenience Store without Gas Station   4 0.5 0.9 1.3 

89 Retail Enclosed Mall   4 0.6 1 1.5 

90 Retail Lifestyle Center Enclosed mall 4 0.6 1 1.5 

91 Retail Lifestyle Center Other retail 4 0.6 1 1.5 

92 Retail Lifestyle Center Retail store 4 0.6 1 1.5 

93 Retail Lifestyle Center           
94 Retail Retail Store   4 0.6 1 1.5 
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Table 2 – Shift Factors by Building Activity Type 1,2 

No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 50 or 
less 

51 to 
167 168 

95 Retail Strip Mall           
96 Retail Supermarket/Grocery Store   4 0.5 0.9 1.3 

97 Retail Wholesale Club/Supercenter   4 0.6 1 1.5 

98 Retail Other - Retail/Mall Enclosed mall 4 0.6 1 1.5 

99 Retail Other - Retail/Mall           
100 Technology/science Data Center           
101 Technology/science Laboratory   3 1 1 1 

102 Technology/science Other - Technology/Science Other service 3 0.8 1.2 1.3 

103 Services Personal Services (Health/Beauty, Dry Cleaning, 
etc.)   4 0.8 1.2 1.3 

104 Services Repair Services (Vehicle, Shoe, Locksmith, etc.) Repair shop 4 0.8 1.2 1.3 

105 Services Repair Services (Vehicle, Shoe, Locksmith, etc.) Vehicle service/repair shop 4 0.8 1.2 1.3 

106 Services Repair Services (Vehicle, Shoe, Locksmith, etc.) Vehicle storage/maintenance 4 0.8 1.2 1.3 

107 Services Other - Services   4 0.8 1.2 1.3 

108 Utility Energy/Power Station           
109 Utility Other - Utility           
110 Warehouse/storage Self-Storage Facility   4 0.8 1 1.4 

111 Warehouse/storage Distribution Center   3 0.8 1 1.4 

112 Warehouse/storage Nonrefrigerated Warehouse   3 0.8 1 1.4 

113 Warehouse/storage Refrigerated Warehouse   3,8 1 1 1.4 

        

Notes: 1. Do not count the hours when the property is occupied only by maintenance, security, the cleaning crew, or other support personnel. Do not count the hours when the property is occupied only by 
maintenance staff. 

 2. Working hours are based on the average use over the twelve-month period selected to document energy use in form C. 
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Table 2 – Shift Factors by Building Activity Type 1,2 

No. Portfolio Manager Types Portfolio Manager Sub-Types Sub-Types: Detailed Notes 50 or 
less 

51 to 
167 168 

 3. The weekly hours are the total number of hours per week where the majority of workers are present. If there are two or more shifts of workers, add the hours. When developing targets using Chapter 194-
50 WAC Section 7.2.3 for mixed use buildings, use the hours each separate activity, the hours per week the majority of workers are present. 

 4. The weekly hours are the hours that be majority of the building is open to serve the public. When developing targets using Chapter 194-50 WAC Section 7.2.3 for mixed use buildings, the hours each 
separate activity is open to the public. 

 5. The weekly hours the facility is open for operation, which may include worship services, choir practice, administrative use, committee meetings, classes, or other activities. 

 6. Must use of Chapter 194-50 WAC Section 7.2.3 method for mixed use buildings. 

 7. Health care buildings may use other weekly hours if they are required to operate building systems additional hours to protect patient and staff safety. Provide documentation of the requirement in the 
energy management plan. 

 8. Refrigerated warehouse greater than 167 hours assumes the workers on shift are loading and/or unloading vehicles. 
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F. Electric Vehicle Charging Infrastructure. The GBP requires provides an option for the project to provide 
electric vehicle charging infrastructure as shown below to qualify for the GBP incentive, in addition to 
meeting any more stringent requirements found in Chapter 51-50-0429 WAC or its successor. earn 
credits by providing electric vehicle charging infrastructure beyond the minimums required by Chapter 
51-50-0429 WAC, as amended.  

• 1 EV-ready stall per dwelling for dwellings with private garages. 
• 100% EV-ready stalls for multifamily development. 
• 10% EV-ready stalls for commercial development. 

Section F, Table F.1 of this Appendix modifies Chapter 51-50-0429 WAC Table 429.2 with electric vehicle 
charging infrastructure requirements that add 10% to the requirements. Achieving this requirement 
shall be confirmed by the Code Administrator or designee.   
 

Table F.1: Electric Vehicle Charging Infrastructure 

Occupancy 
Number of EV 

Charging Stations 

Number of EV-Ready 

Parking Spaces 

Number of EV-Capable 

Parking Spaces 

Group A, B, E, F, H, I, M, and S 

occupancies 

20% of total parking 

spaces 

20% of total parking 

spaces 

20% of total parking 

spaces 

Group R occupancies 

  
Buildings that do not contain 

more than two dwelling units 
Not required 

One for each dwelling 

unit 
Not required 

  
Dwelling units with private 

garages 
Not required 

One for each dwelling 

unit 
Not required 

All other Group R occupancies 
20% of total  

parking spaces 

35% of total  

parking spaces 

20% of total  

parking spaces 

 
 

G. GBP Embodied Carbon Calculation and Target 
1. Compliance with an embodied carbon requirement shall be determined by following the steps in 

this section. To determine compliance use an approved embodied carbon calculator to:  
a. Calculate the embodied carbon of the proposed design for concrete, steel, and 

insulation, at a minimum; 
b. Calculate the embodied carbon benchmark for concrete, steel, and insulation, at a 

minimum; 
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c. Calculate the embodied carbon limit by multiplying the benchmark by a reduction 
factor (10% or 30%); and, 

d. Compare the embodied carbon limit with the embodied carbon of the proposed 
design. 

2. The approved embodied carbon calculators are:  
a. Builders for Climate Action Building Emissions Accounting for Materials (BEAM) 

estimator tool. BEAM was developed by the team at Builders for Climate Action to suit 
the needs of the low-rise building sector.  

b. Carbon Leadership Forum offers a free and easy-to-use Embodied Carbon in 
Construction Calculator (EC3) tool that allows benchmarking, assessment, and 
reductions in embodied carbon, focused on the upfront supply chain emissions of 
construction materials. 

c. A commonly accepted, industry-standard calculator with sufficient evidence to support 
industry acceptance, as determined by the reviewer.  
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Attachment A 

 
Green Building Incentive Program Commitment Form 

 
Project ID__________________________________________________________________________________ 
Project Address_____________________________________________________________________________ 
Property Owner or Financially Responsible Party Name____________________________________________ 
Property Owner or Financially Responsible Party Business Name____________________________________ 
Address___________________________________________________________________________________ 
City/State/Zip______________________________________________________________________________ 
Email_____________________________________________________________________________________ 
Anticipated Incentive Tier Level 
____________________________________________________________________ 
 
 
I agree to meet the Green Building Incentive Program requirements pursuant to RZC 21.67 Green Building 
Incentive Program. Project applicants must meet the following minimum requirements: 

1. All electric, including electric space and water heating. Exceptions from this requirement are permitted 
for emergency and standby power generators and gas commercial cooking appliances, provided a 
corresponding and appropriately sized electrical outlet, and all related infrastructure for electrical 
commercial cooking appliances are provided.  

2. Achieve any Green Building Rating or Certification System that requires a modeled site Energy Use 
Intensity (EUI). 

3. Calculate and demonstrate operational energy consumption in alignment with an EUIt to achieve Tier 
Level 1 or 2 as outlined in Appendix 10. 

4. Demonstrate compliance with Chapter 194-50 WAC.   
5. Demonstrate in the project Commissioning Report that all additional  building envelope WSEC-C/R 

Efficiency Credits described under D.3.b.i of Appendix 10 were achieved. 
6. Share energy benchmarking data with City through Energy Star Portfolio Manager. 
7. Use Appendix M of the Uniform Plumbing Code to size the building’s potable water systems. Applicable 

to multifamily projects only. 
8. Calculate the embodied carbon baseline and show at least a 10% reduction. 
9. Identify the Techniques and Credits chosen from the GBP Appendix 10, Table 1 that the project will 

utilize to reach a minimum of twenty-two (22) points. Please use the space below to identify the 
Techniques. 

  
I acknowledge the process requirements described in RZC 21.67 to provide certification within no more than 
two years from the issuance of the final certificate of occupancy (COO) or final inspection if no COO is 
required.  
 
I acknowledge that failure to submit the certification report within two years or by such later date as may be 
allowed by the Code Administrator shall result in penalties as outlined in RZC 21.67.  
 
Property Owner or Financially Responsible Party Signature and Date 
 
 
_________________________________________________________________________ 
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Exhibit 30: DRAFT RZC APPENDIX 12 
Universal Design Incentives Standards

Redmond 2050: Continued implementation of equity and inclusion, providing additional details on how to achieve incentives (see RZC 21.55). 
DRAFT 1.1: May 2025 – for adoption 

Contents 

12.1 Introduction 1
12.1.1 Relationship to the Comprehensive Plan 1
12.1.2 Design Process 2
12.1.3 Relationship to Incentives 2
12.1.4 Relationship to State and Federal Codes, Building Codes 2

12.2 Visitability Standards. 3

12.3 Universal Design Checklists 4
12.3.1 Residential Checklist. 5
12.3.2 Non-Residential, Mixed-Use Residential, and Multifamily Checklist 7
12.3.3 Assembly and Public Buildings 10
12.3.4. Universal Design Site Features Checklist 13

12.4 Supplemental Standards for Inclusive Design Features 15
12.4.1. Adult Changing Room 15
12.4.2 Automatic Doors. 16
12.4.3 Mobility Device Charging Area. 16
12.4.4 Sensory Rooms 17

12.5 Intellectually or Developmentally Disabled (IDD) Housing 17

12.1 Introduction 

12.1.1 Relationship to the Comprehensive Plan 

The Redmond Comprehensive Plan calls for the City to improve equity and inclusion, resiliency, and sustainability. 
It includes policies directing the City to adopt inclusive design principles that include universal design and 
Visitability criteria (see Community Development and Design chapter, Inclusive Design section). This appendix 
advances those policies. 
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12.1.2 Design Process 

The implementation of the universal design features in this Appendix are a part of the project design review 
process and will be reviewed with other elements of RZC 21.58. Design teams should consider universal design and 
Visitability features from the very beginning of a project, as they can impact site grading, building placement, and 
other major design decisions. Incorporating the guiding principles and keeping the incentive requirements in mind 
from the start helps minimize the costs of implementation and makes incentive requirements easier to achieve. 
Planning staff are available for consultation. A pre-application meeting is encouraged if incorporating these 
features.  

 

12.1.3 Relationship to Incentives  

The Redmond Zoning Code has adopted standards and incentives to achieve specific community goals for universal 
design, developed through an extensive, multi-year community engagement process. Numerous incentives are 
provided in RZC 21.55; the checklists and supplemental standards in this Appendix provide the minimum 
requirements to qualify for those incentives. 

 

12.1.4 Relationship to State and Federal Codes, Building Codes 

There are some visitablity and universal design elements required in state and federal codes. For instance, the Fair 
Housing Act (FHA) and the International Building Code (IBC) require all ground-floor units in non-elevator buildings 
to meet or exceed the Visitability standards. The standards in this section build upon those codes to provide 
additional benefit to the community. (See RZC 21.55).   

There are also some specific minimum dimensions required by code where the checklist in this appendix increases 
the minimum dimensions to better meet community needs (for instance a minimum code requirement might be a 
clearance of 32 inches and this checklist might use a dimension of 34 or 36 inches). In this case, the greater 
clearance is requested to achieve the incentive.   

The incentive checklists also build-in flexibility in acknowledgment that there are often conflicts between FHA, IBC, 
and other applicable codes. In order to allow the design team to resolve potential conflicts in the best way possible 
while considering site and zoning constraints, the following conflict resolution process and flexibility options apply: 

• Where conflicts with state and federal codes occur, the most restrictive applies. 
• To qualify for incentives in RZC 21.55, required elements in the checklist must be provided for a minimum 

of 25% of housing units or 50% of units in the inclusive neighborhood pilot project area.   
• Alternative Design Compliance may be allowed if the alternative provides the same or increased 

accessibility, if site conditions limit implementation, or if state and federal code conflicts occur. See RZC 
21.58.0300 Alternative Design Compliance.  

These universal design features and checklists are also part of the incentive program and are not mandatory for 
any project unless specified as an inclusive neighborhood requirement. The checklists also contain flexibility for 
line items that are difficult to achieve with all design and code requirements applied, or if site conditions limit 
implementation.    
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12.2 Visitability Standards.  
A. Purpose. Visitability standards promote sustainable, adaptable, and inclusive housing and are supportive of 
aging in place. 

1. Increase the inclusiveness of housing and neighborhoods through design, resulting in housing that is 
more resilient, flexible, and adaptable to meet needs that change over time. 

2.Encourage and support accessible design and housing strategies that provide seniors the opportunity to 
age in place, either in their homes or in their neighborhoods as their housing needs change. 

3. Improve sustainability and resiliency of housing stock by improving adaptability. 

B. Applicability.  

1. Visitability standards are encouraged for all housing units citywide  

2. The standards in this section must be met for all housing units submitted for Visitability incentives (RZC 
21.55).  

C. Design Criteria.  

1. Accessibility Construction Standards. Units must meet ICC A117.1 Type C Units construction standards. 
Where conflicts exist the more restrictive standard applies. 

2. Zero-step entrance.  

a. A zero-step entrance is provided, without a step or threshold greater than 0.25 inches, that is on 
an accessible path of travel from the street, sidewalk, or driveway.  

b. An accessible path of travel has no steps, is at least 36 inches wide and is not steeper than 1:20 
(5% grade) for walkways or 1:12 for ramps. 

c. Unit front door has a width of 36 inches (minimum). 

3. Minimum widths for ground floor doorways and hallways. Throughout the ground floor, doorways 
designed to provide 34 inches of clear space and hallways that have at least 36 inches of clear width. 

4. Ground floor restroom. Basic access to a half bath or full bath on the ground floor. As defined here, basic 
access denotes sufficient depth within the restroom for a person in a wheelchair to enter and close the 
door. Basic access to a full bath is preferable to a half bath.  

5. Reinforcement in walls in showers and next to toilets for future installation of grab bars without future 
structural modifications.  

6. Light switches and electrical outlets within comfortable reach for all. Outlets located 18” from floor 
unless windows prevent using this location. Electric light rocker or touch switches and thermostat controls 
located 44”–48” from floor. 

D. Alternative Design Compliance is not allowed for RZC 21.58.2100 Visitability Standards. 
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12.3 Universal Design Checklists 
A. Purpose.  

1. Implement the Redmond Comprehensive Plan.  

2. Implement design elements to improve accessibility and maximize opportunities for independence for 
community members of all ages, abilities, and languages.  

B. Applicability.  

1. Universal design standards are applicable to all building types and are encouraged citywide. 

2. In RZC 21.55 there are three checklist-based universal design incentives. The tables in this section 
describe the minimum requirements for developments to achieve the incentive. 

a. For incentive for Universal/Inclusive Design Features in Residential Units, complete checklists 
12.3.1.  

b. For incentives for Universal/Inclusive Design Features in Building, complete checklist 12.3.2.  

i. Mixed-Use residential units must complete checklist 12.3.1 and 12.3.2 for this incentive. 

ii. Assembly and Public Buildings with a capacity ≥50 people must complete checklist 
12.3.2 and 12.3.3 for this incentive. 

c. For incentives for Universal/Inclusive Design Features in Site, complete checklist 12.3.4. 

i. Assembly and Public Buildings with a capacity ≥50 people must complete checklist 12.3.3 
and 12.3.4 for this incentive. 

C. Standards.  

1. Checklists in this section indicate how incentives for inclusive and universal design adopted in RZC 21.55 
can be achieved.  

a. The checklists in this appendix provide the minimum standards for UD Checklist incentives (See 
RZC 21.55 for incentive bonuses earned).  

i. Required items denoted with an “R” will count towards incentive requirements. 10% of 
required elements may be waived if site conditions limit implementation or if compliance 
with any state or federal law imposed a design condition that would conflict with the 
requirement. 

ii. Items denotes with an “E” are encouraged, but not required. 

d. Supplemental standards in this appendix are the minimum standards for the related incentive 
(see RZC 21.55). 

2. Inclusive neighborhood areas as defined in RZC 21.05 have mandatory elements as shown in the 

checklists. The  symbol indicates the column with requirements for the inclusive neighborhood pilot 

project area.  

C. Alternative design compliance for universal design checklist items is allowed if the alternative provides the same 
or increased access and convenience.   
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12.3.1 Residential Checklist.  

To qualify for incentives in RZC 21.55, required elements in the checklist below must be provided for a minimum of 
25% of housing units or 50% of units in the inclusive neighborhood pilot project area. 

Table 12.3.1 
Universal Design Residential Checklist 

(R = Required for Incentive, E = Encouraged) 

 

Inclusive 
Nbhd 

Single 
Family 

Middle 
Housing 

Multi-
Family 

1. Entry and Approach     

Landing outside entry door.  
• Landing shall measure a minimum of 60 inches in all directions 

and be clear of obstructions and door swing. 
• Square footage requirement is for landing, not including 

square footage of access walk or ramp.  
• Landing must be graded to provide drainage away from entry. 
• Entry door have lever door hardware or provide electronic 

keyless entry. 

R R R 

Per RMC 
Chapter 
15.08, 

Building 
Code. 

Weather protection, such as roof or porch, covers entire required 
landing and door swing area, if outswing door. R R R 

Minimum 36 square feet of space (e.g., foyer) inside entry door. Foyer 
shall measure a minimum of 48 inches on one side and be clear of 
obstructions and door swing. 

E R R 

A zero-step entrance. Accessible entrance shall have a 36-inch-wide 
door (minimum) and no step. Threshold may be up to 0.25 inches high. 
Entry shall be on a barrier-free route with a hard surface that meets 
accessibility requirements). 

R R R 

Accessible routes to entry (width a minimum of 42 in) with no gradient 
exceeding 1:60 and minimal crossfall and no trip hazards or 
obstructions. Route shall have good lighting and adequate color 
contrast and be convenient and practical (same or substantially same 
route for ADA user). 

R E R 

2. First Floor Restroom (features may vary for other restrooms)     

Accessible restroom on main floor, with a pre-formed roll-in (curbless) 
shower pan or, at minimum, a one-piece tub and shower combination 
to ease future conversion. 

E R R R 

If the main floor restroom is located down a hallway and not off a 
main room with adequate space to enter, that hallway must be a 
minimum of 42” wide. Open plan design without hallways to restroom 
is preferred. 

E R R R 
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Table 12.3.1 
Universal Design Residential Checklist 

(R = Required for Incentive, E = Encouraged) 

 

Inclusive 
Nbhd 

Single 
Family 

Middle 
Housing 

Multi-
Family 

Install grab bars for the toilet and tub or shower (if provided) that 
meet ADA standards or (at minimum) frame the walls to be capable of 
supporting firm fixing for grab bars without structural modifications – 
requires full floor to ceiling 3/4" plywood blocking installed on walls 
around the toilet and shower area for future anchoring. 

E R R R 

Flexible shower extension. Handheld unit with min. 69" long flexible 
hose attached to adjustable glide bar that is a min. of 36" long E R R R 

Offset valves on the showers and tubs. E R R R 

3. First Floor Bedroom     

Accessible bedroom on main floor. Upper story bedroom is acceptable 
if accessible via elevator or similar assistive device.  E R R R 

If the bedroom is located down a hallway and not off a main room 
with adequate space to enter, that hallway must be a minimum of 42” 
wide. 

E R R R 

4. Kitchen     

Ample, clear floor space (5’ diameter circle).   E R R R 

Variable height work surfaces, including 34-inch-high surfaces E R R R 

Pull out shelves and cutting board, where applicable, in base cabinets. E R R R 

Appliances shall be located so they can be accessed within ADA 
acceptable reach ranges and clear floor space E R R R 

Range hood controls on wall just above counter or at face of the 
cabinet. E R R R 

5. Outlets & Controls, Hardware, Windows     

Outlets, levers, windows, and controls are compliant with Type A or B 
Units in ICC A117.1.  E R R R 

Bottom of circuit panel is not to exceed 36” in height. E R R R 

Walls capable of supporting firm fixing for handrails, grab rails etc. E R R R 
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12.3.2 Non-Residential, Mixed-Use Residential, and Multifamily Checklist 

Table 12.3.2 is applicable to all for non-residential and mixed-use developments and all multifamily developments 
with 9 or more housing units. All mixed-use residential structures must also meet the standards in Table 12.3.3 and 
12.3.4. to qualify for Universal Design building features incentives. 

Table 12.3.2 
Universal Design Building Features Checklist 

(R = required, E = encouraged) 
Inclusive 

Nbhd 

Assembly, 
Education, 
and Public 
Buildings 

Office 
and 

Comm
ercial 

Mixed
- Use 
Resid
ential  

Transpo
rtation 
Facility 

1. Entrances       

All primary entrances are at grade, with no raised 
threshold.  

R R R R R 

All primary entry doors (office, retail shop, or apartment 
lobby entrances) encountered along primary outdoor 
access routes from parking and from loading/unloading 
areas [must open and close automatically based on 
presence of sensor or button and have an emergency 
power supply.  

R R R R R 

All primary entrance doorways are wide enough to allow an 
ambulatory person to pass a person using a wheeled 
mobility device.  

R R R E R 

Walk off mats need to be securely fastened. Consider 
recessed or integrated mats.  R R R R R 

2. Internal circulation and wayfinding      

All interior doorways a minimum of 36 inches wide (or 
greater width where required by code) E R R R R 

Wayfinding system provides access to areas of primary 
function that differentiates primary routes, zones, or nodes 
using variations in flooring, lighting, ceiling height, tactile 
surfaces, and/or other architectural features.  

E R E E R 

Visual, tactile, or audible directional signage, maps, or 
models at all primary entrances, the primary access point 
to each floor, and all corridor intersections.  

E R R E R 

All directional and informational signs at entryway and 
major interior circulation intersections use pictograms 
between 43” to 51” above finished floor. More than one 
language is encouraged for areas with public access. 

E R E E R 
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Table 12.3.2 
Universal Design Building Features Checklist 

(R = required, E = encouraged) 
Inclusive 

Nbhd 

Assembly, 
Education, 
and Public 
Buildings 

Office 
and 

Comm
ercial 

Mixed
- Use 
Resid
ential  

Transpo
rtation 
Facility 

Smart signs are utilized (e.g. radio frequency identifiers, 
near field communication or other technology that allows 
communication with personal devices; or links to online 
resources for navigation assistance; QR Code; etc.) for areas 
with public access. 

E R E E R 

All circulation spaces (including stairways and ramps) avoid 
patterns that distort perception.  E R R R R 

Dual-height handrails are provided at all ramps and 
stairways, with contrasting surfaces on stair risers and 
treads.  

E R E E R 

Elevator controls to be large and of contrasting colors with 
audible as well as visual signs/ signals. E R R R R 

Throughout the floors that include entry features, mail, 
amenities, and trash services, and provide at least 6 ft of 
clear width in hallways. 

E R R R R 

3. Restrooms      

All public restroom facilities are configured in one of the 
following arrangements: 

1) clusters of single-user gender-neutral rooms;  
2) a gender-neutral room with shared lavatories and 

private toilet and bathing compartments; or 
3) clusters of three or more consisting of at least one 

gender-neutral room, a men’s room, and a 
women’s room. 

E R E E R 

All public restrooms shall have at least one adult changing 
table with an adjacent lavatory, with a sign provided 
outside the room indicating the presence of such features. 

E R E E R 

All toilet and bathing facilities have a clear 
floor space on at least one side of one toilet for 
each cluster of gender-neutral rooms, men’s 
rooms, and women’s rooms to ensure that a 
disabled person who requires attendant 
assistance can utilize the facilities. Restrooms shall be 
signed to indicate that attendant of the opposite sex may 
accompany disable person. 

E R R 

R  
in 

Non-
Reside
ntial 

Areas 

R 
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Table 12.3.2 
Universal Design Building Features Checklist 

(R = required, E = encouraged) 
Inclusive 

Nbhd 

Assembly, 
Education, 
and Public 
Buildings 

Office 
and 

Comm
ercial 

Mixed
- Use 
Resid
ential  

Transpo
rtation 
Facility 

Public toilets are available on the premises with two 
differing seat heights, or at least one toilet has an 
adjustable seat height (without the use of after-market 
removable risers). 

E R R U R 

4. Retail Spaces      

All aisles near restrooms shall have extra space outside the 
circulation space for users to temporarily store mobility 
carts outside of restroom.   

E R 
R 
if 

applicable 

R 
if 

applicable 
N/A 

At least one sales and service counter has an inductive loop 
system or alternative assistive communications system (e.g. 
text communications system) with signage indicating 
system availability. 

E R 
R 
if 

applicable 

R 
if 

applicable 
E 

Where practical, provide a self-service kiosk near sales and 
service counters (for product availability and location, 
frequently asked questions, etc.).  

E R 
R 
if 

applicable 

R 
if 

applicable 
R 

Where self-service kiosks and transaction machines are 
provided, provide clear floor space for forward or parallel 
approach with knee and toe clearances. Operable elements 
shall be within standard reach range of 34” to 48” above 
finished floor. Screens and viewing elements shall be 
between 42” and 51” above finished floor. 
 
Incorporate at least 5 of the following features: 

• Information in more that one format (print, symbol, 
languages, tactile, audible) 

• Audio component with volume control and headphone 
jack 

• Adjustable text size and contrast 
• “Cancel” option to undo incorrect input and go back to 

previous step 
• Visual and audio feedback on all actions 
• Functions arranged and/or color coded to correspond 

with order of use 
• More than one form of payment accepted 
• Eject tray or other dispensers designed for retrieval of 

product with one hand; or  
• Security features. 

E R E E R 

5. Reception, Customer Service, and Waiting Areas      

Assistive technology is provided (e.g. assistive listening or 
real-time captioning) E R 

R 
if 

applicable 

R 
if 

applicable 
R 

if applicable 
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Table 12.3.2 
Universal Design Building Features Checklist 

(R = required, E = encouraged) 
Inclusive 

Nbhd 

Assembly, 
Education, 
and Public 
Buildings 

Office 
and 

Comm
ercial 

Mixed
- Use 
Resid
ential  

Transpo
rtation 
Facility 

Provide schedule (and route if transportation facility) in 
visual and audible formats (e.g. postings, handouts, 
smartphone apps, QR codes).  

E R 
R 
if 

applicable 

R 
if 

applicable 
R 

 

12.3.3 Assembly and Public Buildings 

Applicable to all transportation facilities and buildings that allow for assembly of greater than 50 people (IBC types 
A-1, A-3, A-4, and A-5), including but not limited to community centers, hotel and conference centers, cultural or 
sport facilities, and building for religious services. Both RZC 21.58.2200.E and RZC 21.58.2200.F apply to these 
uses. 

Table 12.3.3 
Supplementary Checklist Items for Assembly Buildings  

(R – Required, E = Encouraged) 

 

Inclusive 
Nbhd 

Assembly 
Buildings 
Incentive 

1.Access Points, Entrances, Elevators, and Escalators    

Building address shall be clearly signed at all primary entrances. R R 

A covered drop-off zone is provided adjacent to a minimum of one primary entrance. If 
offset from the entrance, a covered walkway is provided to protect from inclement 
weather.  

R R 

Passenger loading and waiting areas are provided at primary entrances, with protection 
from the wind and inclement weather. All passenger loading and waiting areas are 
positioned to not obstruct any pedestrian or bicycle route, crosswalk, vehicular lane, or 
transit stop.  

R R 

Pedestrian routes adjacent to vehicular travel lanes and passenger loading zones are 
marked by distinct paving materials and curb or protected edges or planting areas. 

R R 

Where possible, elevators have doorways on both ends to allow people in mobility 
devices or with strollers to use the elevator without needing to turn around to exit. 

R R 

All elevators have an adjacent waiting area at all discharge levels that does not conflict 
with the circulation space.  

R R 

All elevators have sufficient space to accommodate two or more wheelchairs.  R R 

All escalators shall have audible warnings prior to beginning and at end of trip, with 
tactile walking surface indicator upon approach.  

R R 

2. Restrooms   
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At least one adult changing station is provided. See RZC 21.58.2510. E R 

At least one sink in each restroom cluster shall have two heights for sinks or provide a 
step (may be fold-out) to ensure convenient access for children and adults. 

E R 

3. Acoustics and Other Sensory Considerations   

Pay particular attention to sound in the selection of materials, art installations, etc., to 
ensure that there are no areas that create loud repetitive noises or where multiple 
sounds create a cacophony of noise.   

E R 

Assistive listening devices are provided. E R 

Sensory rooms are encouraged. See RZC 21.58.2300 for minimum design considerations.   R 

4. Configuration of Public Assembly Spaces   

All public assembly spaces have a presentation area that is not raised or that can be 
accessed by a permanent ramp, with presentation equipment that is adjustable or 
movable, and controls that are within reach. 

E R 

All public assembly spaces have selected spectator areas for people who use wheeled 
movability devices that are designed so that: 

1) Spaces can be accessed by two or more sides (e.g. back and side, etc); 
2) Can be adjustable to accommodate various seating configurations (such as 

having a combination of fixed and movable seating or all movable seating);  
3) Has easy access to charging ports for mobility devices and medical equipment 

(see RZC 21.58.2300);  
4) Has adjacent storage outside the path of travel for mobility and medical devices 

for those that will use provided seats during events (no steps, railing, or other 
protrusions into the area); and  

5) Has adjacent companion seating. 

E R 

Accessible seating areas shall be dispersed throughout the space horizontally, vertically, 
across all price points, and throughout all types of seating categories (including 
amenities spaces such as club or box seating).  

E R 

Aisle-serviced accessible seating areas are not separated from general seating areas. E R 

Gathering, waiting, and event spaces that utilize primarily bar height or standing tables 
shall provide a minimum of 5% of tables at lower, wheelchair accessible heights. 

E R 

Provide dual height drinking fountains. Water bottle refill stations shall be easily in reach 
for wheelchair users.  

E R 
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Where drinking fountains or other protrusions extend into paths of travel, provide 
interruptions to pathway that can be easily detected by cane.  
 
Example: A low and high drinking fountain with cane-detection handrails on the sides 
that also provide stability for those who are bending over to drink. 
 

 
 

E R 

5. Parking   

Van accessible parking shall be provided for 1 of every 4 accessible spaces. Van spaces 
must have an 11 ft width with 5 ft access aisle.   
 
Note: An 8 ft van space with 8 ft access aisle is not allowed to ensure access aisle is not 
utilized as parking space and block use of van space.   
 

 

R R 
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12.3.4. Universal Design Site Features Checklist 

Table 12.3.4 
Universal Design Site Features Incentives Checklist 

(R = Required, E = Encouraged) 

 
Inclusive 

Nbhd 

Assembly
, 

Educatio
n, and 
Public 

Buildings 

Office 
and 

Commer
cial 

Mixed
- Use 
and 

Multi 
family 

Transpor
tation 
Facility 

1. Public Spaces      

Provide areas of sensory respite: Along sidewalks and 
other pathways that extend over 100 ft, a minimum of 
one withdrawal spaces: quiet areas such as quite 
natural areas, small gardens, seating areas, etc.   

• Sensory rest area shall be a minimum of 500 
sq ft and provide seating for a minimum of 2 
users and space for a wheelchair next to 
seating.  

• Use a limited palette of materials, finishings, 
textures, or colors and minimal details in these 
retreat areas.  

• Minimize sensory distractions: environments 
should not present elements that can become 
visual, auditive, tactile, etc., distractions – e.g. 
blinking lights, bright colors, excessive stripes. 

• Pay particular attention to sound in the 
selection of materials, art installations, etc., to 
ensure that there are no areas that create loud 
repetitive noises or where multiple sounds 
create a cacophony of noise.   

 

R R R R 

Facilitate sensory integration in specified sensory 
activity areas and artwork: include multisensory 
stimuli, providing space for physical activity as well as 
vibrations, music, visual experiences, etc. Facilitate 
sensory integration in specified sensory activity areas 
and artwork: include multisensory stimuli, providing 
space for physical activity as well as vibrations, music, 
or visual experiences, etc.  

 

R O O O 

Maximize comprehension: clear arrangement of 
spaces, direct routes between them, use of simple 
forms, and uncluttered interiors 

 R R R R 

Physical structure: organize environment with clear 
visual and physical boundaries. These will help to 
create a definite context for each activity in 
association with a given space. 

 
R R R R 
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Table 12.3.4 
Universal Design Site Features Incentives Checklist 

(R = Required, E = Encouraged) 

 
Inclusive 

Nbhd 

Assembly
, 

Educatio
n, and 
Public 

Buildings 

Office 
and 

Commer
cial 

Mixed
- Use 
and 

Multi 
family 

Transpor
tation 
Facility 

2. Play Areas      

All play areas have continuous surfaces. 
 R R 

if applicable R N/A 

All play areas have seating. Where play area is 
enclosed, seating is inside of enclosed play area.  R R 

if applicable R N/A 

All play areas have equipment designed for different 
age, development, and ability levels. A minimum of 
10% of equipment selected for accessibility. 

 R R 
if applicable O N/A 

3. Wayfinding      

Provide signage to nearby light rail station entrance, 
public buildings, and transit stops that includes a 
symbol to indicate if route is wheelchair accessible and 
distance to destination. 
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12.4 Supplemental Standards for Inclusive Design Features 
A. Purpose. Supplemental standards provided in this section describe the minimum requirements to achieve 
specific development incentives found in RZC 21.55.  To earn the incentive, the applicant must show how the 
project meets the standards herein. 

12.4.1. Adult Changing Room 

A. Where possible, restrooms with adult changing stations should be located in close proximity to, and within line 
of site of, a staffed reception area, help desk, ticket counter, or other area of customer assistance.  

B. Features. Adult changing station requirements and recommendations. 

Table 12.4.1.B Adult Change Room Features 

Minimum requirements Recommended features 

• Height adjustable, adult sized changing bench with lowest setting at 17 – 19 inches in height 
with signage indicating the weight capacity and instructions for operation; 

• Ceiling track hoist system;  
• Adequate space for the disabled person and up to two assistants;  
• Centrally located toilet with space on both sides for assistants;  
• Large garbage can;  
• Height adjustable sink/counter; 
• A coat hook located in close proximity to the changing surface; and 
• Signage indicating presence of adult changing table provided at the entrance to the room.  

• Wide paper roll for 
changing table 

• Privacy screen 
• Shower facilities are 

recommended for all 
fitness or active 
exercise amenity 
areas. 

 

 

Figure 12.4.1.B Changing room signage examples 

          

 C. Adult changing station examples. 

Figure 12.4.1.C. Changing Station Examples. 

   

City Hospital, Nottingham University Hospitals, NHS Trust, and Hartfield-Jackson International Airport Atlanta 
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12.4.2 Automatic Doors.  

A. Extra-large revolving doors with a button to slow the revolving speed are an alternative to push button or 
motion sensor doors, and are particularly appropriate for large assembly uses.  

B. For doors with a push button to open, ensure door opening motor is sufficient for high wind locations.  

Figure 12.4.2. B Examples of automatic doors 

 

 

C. Consider location of push buttons for door entry to be highly visible and within a navigable timed distance from 
the door. Push buttons or automatic doors are encouraged at all key locations even if not required by building 
codes, including cafes, retail storefronts, restrooms, parking garages, sensory rooms, and rest areas.  

D. Where badge scan is required for entry, programing the badge scan to indicate ADA access and automatically 
open door on scan is encouraged. 

 

12.4.3 Mobility Device Charging Area. 

A. When planning social seating areas and meeting rooms, such as in a lobby, restaurant, park, or event space, 
provide a minimum of one publicly accessible plug-in for recharging of electric wheelchairs, mobility scooters, and 
other mobility or medical devices for every 50 seats.  

B. For wheelchair spaces in assembly spaces such as theaters, auditoriums, sanctuaries, or community centers, 
provide one plug per zone.  

C. Provide power sources within an accessible reach range (typically between 34 and 44 inches), on a wall or 
integrated into tables or other furniture.  
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D. Ensure both the area in front of the plug-in and the accessway to the plug maintains a clearance that can
accommodate a standard mobility scooter.

E. Provide clear signage to indicate location of charging.

F. Provide comfortable seating for user and a minimum of one companion next to the charging port for use while
device is charging.

Figure 12.4.3.F Examples of recharging areas. 

12.4.4 Sensory Rooms 

A. Indoor and outdoor sensory regulation spaces are encouraged for all new developments.

B. Sensory spaces must include at minimum:

1. dimmable lighting system;

2. acoustical treatment for walls and ceiling;

3. sounds masking; and

4. floor treatment.

C. Two or more furnishings and interactive elements must provide sensory inputs that are calming, apply pressure,
or include repetitive motion actions.

Figure 12.4.4. Sensory Room examples 

Photos show examples sensory rooms at SeaTac Airport, Lumen Field, Scott Community Center (Fairfax, VA) 

12.5 Intellectually or Developmentally Disabled (IDD) Housing 
A. Purpose. To earn the incentive for IDD housing, all units must comply with the standards in this section.
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B. Minimum Requirements.

1. In properties with more than 12 IDD housing units, create sub-clusters with 8 to 12 units sharing semi-
private common space or entry sequence.

2. The Washington State Department of Social and Health Services (DSHS) Developmental Disabilities
Administration (DDA) manages the IDD housing program in Washington State. IDD units must comply with
Washington State IDD housing program requirements as they exist or are amended, with a minimum of:

a. Must be built to ICC A117.1 Type A, B, or C unit standards or checklists in this chapter, whichever
is more accessible. Example: if ICC standard states a required width of 32” but the checklist
requires 36”, the more accessible 36” standard apples.

b. At least one accessible/roll in shower shall be provided in the unit.

c. Onsite service providers must be DDA-approved.

3. IDD units must obtain a DDA’s letter of support to be granted incentives. Contact Dr. Sheng Fang,
Housing and Community Living Unit Manager: sheng.fang@dshs.wa.gov for more information.

758

mailto:sheng.fang@dshs.wa.gov


Page 1 of 1 Exhibit 31: RZC Appendix 13 
Redmond 2050: 2025 Code Package – for adoption 

RZC Appendix 13: Materials List [NEW] 
For Use with RZC 21.58 Community Design Standards 

Material 

Maximum Usage 
(% of façade area) 

Brick (full dimensional) 100% 

Stone/masonry 100% 

Mass timber 100% 

Fiber reinforced cement siding and panels 
100% 

Glass 100% 

Finished wood, wood veneer, engineered wood 100% 

Metal 
(Factory or naturally finished flat, ribbed, or profiled panels) 

100% 

Concrete block 
50% 

100% in I, MP zones 

Concrete 
(poured in place or precast) 

50% 
100% in I, MP zones 

Exterior Insulation Finishing System (EIFS) 25% 

Stucco 25% 

Vegetated wall or trellis 100% 

Photovoltaic features 100% 

Ceramic tile 35% 

Vinyl siding Not permitted 

T-11, plywood. Not Permitted 
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Page 1 of 5  Ordinance No. _____ 

AM No. _____ 

 

NON-CODE                            

 

REDMOND CITY COUNCIL 

 ORDINANCE NO. ____  

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, ADOPTING THE DOWNTOWN REDMOND 

CENTER PLAN, PROVIDING FOR SEVERABILITY, AND 

ESTABLISHING AN EFFECTIVE DATE 

  

 
WHEREAS, the Growth Management Act (GMA) requires that 

comprehensive plans and development regulations shall be subject 

to continuing evaluation and review; and  

WHEREAS, the City began the work of updating the Redmond 

Comprehensive Plan in late 2020 and refers to the update as Redmond 

2050; and  

WHEREAS, the purpose of updating the Comprehensive Plan is to 

extend the planning horizon from 2030 to 2050; to incorporate the 

themes of equity and inclusion, sustainability, and resilience; to 

reflect changes in the GMA, regional, and countywide planning 

documents since 2011; and to reflect City actions or studies since 

the 2011 Comprehensive Plan update; and 

WHEREAS, on October 6, 2020, the City Council adopted 

Resolution No. 1538, which established the scope, timeline, and 

community involvement plan for Redmond 2050; and 

WHEREAS, the City of Redmond completed the periodic update of 

its comprehensive plan on November 19, 2024, Ord. No. 3181; and 
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WHEREAS, the Redmond Comprehensive Plan establishes policies 

to guide the growth and development of Downtown Redmond, especially 

in the Community Development and Design Element; and 

WHEREAS, PSRC is undertaking an initiative to designate new 

centers and re-designate existing centers in 2025; and 

WHEREAS, Downtown Redmond was first designated as a regional 

growth center in 1995 by the Puget Sound Regional Council (PSRC); 

and 

WHEREAS, Downtown Redmond is currently designated as a 

Regional Growth Center – Urban in PSRC’s centers framework; and 

WHEREAS, the City prepared a Downtown Redmond Center Plan to 

meet updated center designation requirements from PSRC; and 

WHEREAS, throughout Redmond 2050 the City executed a 

multifaceted community involvement program to engage Redmond’s 

diverse community, using methods such as a digital city hall lobby, 

online questionnaires, virtual workshops, in-person workshops, 

social media, videos, yard signs, utility bill inserts, 

newsletters, focus groups, contracting with community-based 

organizations, office hours, tabling at community events, pop-up 

engagement around the city, translating materials, a community 

advisory committee, a technical advisory committee, and attending 

board and commission meetings; and 
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WHEREAS, on October 12, 2020, the City of Redmond issued 

determination of significance for Redmond 2050 under the State 

Environmental Policy Act; and 

WHEREAS, the City of Redmond issued a Draft Environmental 

Impact Statement (EIS) on June 16, 2022, a Supplemental Draft EIS 

on September 20, 2023, and a Final EIS on December 15, 2023, for 

Redmond 2050; and 

WHEREAS, state agencies were sent a 60-day notice for the 

Downtown Redmond Center Plan on November 27, 2024; and 

WHEREAS, from September 11, 2024, to January 22, 2025, the 

Planning Commission conducted study sessions and held public 

hearings for the package of amendments that included the Downtown 

Redmond Center Plan; and 

WHEREAS, the City Council considered the Commission’s 

recommendation at its meetings on February 4 and February 25, 2025; 

and 

WHEREAS, having considered the Planning Commission’s 

recommendation and community input, the City Council desires to 

adopt the Downtown Redmond Center Plan. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DOES ORDAIN AS FOLLOWS: 

Section 1. Classification.  This is a non-code ordinance. 
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Section 2. Findings and Conclusions. The City Council 

hereby adopts the findings and conclusions contained in the 

associated Planning commission Report, including all related 

attachments and exhibits to that report, City file no. LAND-2024-

00216. 

Section 3. Downtown Redmond Center Plan Adopted.  The 

Downtown Redmond Center Plan is adopted as shown in Exhibit 1, 

attached hereto and incorporated herein by this reference as if 

set forth in full. 

Section 4. Severability. If any section, sentence, 

clause, or phrase of this ordinance should be held to be invalid 

or unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity 

of any other section, sentence, clause, or phrase of this 

ordinance. 

Section 5. Effective date. This ordinance shall become 

effective five days after its publication, or publication of a 

summary thereof, in the City’s official newspaper, or as 

otherwise provided by law. 
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ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    

        CITY OF REDMOND 

 

 

 

             

        ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

 

 

 

       

DANIEL KENNY, CITY ATTORNEY 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO. 
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Introduction 
Centers are the hallmark of 
VISION 2050 and the 
Regional Growth Strategy. 
They guide regional growth 
allocations, advance local 
planning, inform transit 
service planning, and 
represent priority areas for 
the Puget Sound Regional 
Council’s (PSRC’s) federal 
transportation funding. 
Downtown Redmond has 
been an Urban Center since 
1995. The almost thirty years 
since its designation the 
Downtown has gone through 
many changes.   

The Downtown Center Plan 
reviews the current and future 
conditions in Downtown as 
an essential Urban Center for 
Redmond and the region.  

The Redmond Downtown 
Regional Growth Center is a 
major activity and 
employment center, 
containing residential 
development, shopping, 
businesses, cultural and 
entertainment uses. The 
center includes the historic 
downtown area, the 
Redmond Town Center 
complex to the south, and the 
developing retail-civic-
housing district to the north. 
In the last few years, 
substantial multifamily and 
mixed-use housing units have 
been built in and adjacent to the center. Extension of light rail to the center in 2025 provides future 
development opportunities. 

MAP 1:  DOWNTOWN URBAN CENTER  
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Downtown will be connected to the region through the light rail and bus transit; it will be connected 
to surrounding communities through the robust regional trail network; and it is a place to connect 
with each other. Downtown represents connections. 

Downtown Plan Concept / Vision / Regional Collaboration  

 Certification requirements:  
 Include a vision statement that promotes accommodating growth through 

compact, pedestrian- and transit-oriented development. 
 Describe the center’s role within the city, county, and region. 
 Clearly identify the area as a designated regional growth center and describe 

the relationship of the center plan to the jurisdiction’s comprehensive plan, 
countywide planning policies, and 
VISION 2050. 

  Describe or reference how equitable community engagement shaped the plan’s 
goals, policies, and strategies. 

The plan should include policies and identify programs that: 
  Encourage coordination with tribes, ports, military installations, and special 

purpose districts, and adjacent jurisdictions, when applicable. 
  Prioritize services and access to opportunity for people of color, people with low 

incomes, and historically underserved communities. 
  Prioritize local investments in the center, including a list of specific 

transportation planning investments and programs and other public infrastructure 
investments. 

 

Neighborhood Vision 

The Downtown Redmond Urban Center (“Downtown Center” or “Downtown”) will build on its existing 
success as the city’s living room for anyone that wishes to live, work, and play in Redmond. It will be a 
place you can always go that will have a diverse workforce and a vibrant nightlife for all ages. 
Redmond’s Downtown will have businesses of all sizes and types – restaurants, cafes, small shops, 
grocery stores, offices, gyms, veterinary services, dentist offices, and more. The outdoors and tree 
canopy will continue to breathe vitality into the Downtown and access to these spaces will continue to 
be prioritized.  

Light rail will allow people to walk out their doors in Downtown Redmond and travel the Eastside, the 
region, and the world. Transit-oriented development (TOD) can foster community and carbon 
neutrality, limiting the need for personal vehicle travel. Downtown Redmond will be a place people 
can use active and accessible transportation options to visit, live, and work. TOD will let people leave 
their cars behind, creating a more sustainable, resilient, and equitable community.   

Downtown is the center of civic life in Redmond – it is the place where those who dream for a better 
tomorrow can express their concerns to elected officials at City Hall, where children can learn at the 
library, where we can gather to celebrate our diverse cultures or connect with friends and family at 
community centers, restaurants, cafés, plazas, and parks.      
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In 2050 Downtown will be equitable and inclusive.  It will have diverse businesses both large and 
small. It will be resilient with a variety of housing types and businesses that will serve residents, 
workers, and visitors. It will be sustainable by preserving green spaces and critical areas. With a 
balance of equity, resiliency, and sustainability at the core of our polices, Downtown will thrive. 

Comprehensive Plan Framework Policies: Downtown’s Role within the City, 
County, and Region 

Most of the policies related to the Downtown Neighborhood can be found in the Redmond 
Comprehensive Plan, in the Centers section of the Community Development and Design chapter. 
These policies implement the vision for the community that was adopted as part of Redmond 2050 as 
well as compliance with the King County Countywide Planning Policies and regional planning policies 
adopted in VISION 2050. There are two overarching framework policies that set the stage for a 
complete, equitable, transit-oriented neighborhood.  

FW-DT-1 Design a Downtown that serves as a community gathering place and an outdoor living room for a variety 
of retail, office, service, residential, cultural, and recreational opportunities. 

FW-DT-2 Nurture a Downtown that respects the city’s history, provides a comfortable atmosphere, preserves its 
natural setting, and integrates urban park-like qualities.  

The Comprehensive Plan implements the three major themes of Redmond 2050, with policies related 
to equity and inclusion [DT-1, 13-15, 19], sustainability [DT-4, 8-10, 18] and resiliency [DT-2, 3, 11, 16-
17].  

 

Process and Engagement Summary 

In August 2020 Redmond adopted a plan for community engagement for Redmond 2050 that 
focused on equitable community engagement.  Through Planning Commission meetings, City 
Council meetings, a Community Advisory Committee, Technical Advisory Committee, and working 
with community-based organizations, we sought input from diverse sources. The goal was to reach 
people where they are living, working, and playing.  

In the Participation, Implementation and Evaluation element of Redmond 2050 the framework policy 
is:  

FW-PI-1 Support an equitable, inclusive, sustainable, and resilient community. 

In the participation element and in practice Redmond 2050 sought diverse input.  
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PI-2  Involve community members in government decisions, including those that are most impacted by 
the decisions. 

 Involve especially those belonging to communities that have been historically excluded such 
as immigrants, refugees, Black, Indigenous, and other People of Color communities, people 
with low incomes; people with disabilities; seniors; and communities with language access 
needs. 

 Encourage active, diverse, and equitable representation and participation of all members 
of the community in boards, commissions, and city council by removing barriers. 

 Promote active participation in community affairs by facilitating volunteerism. 
 

Outreach began to create a vision for Downtown and explored topics including uses permitted in 
Downtown, height of buildings, scale of change, transit-oriented development, pedestrian 
infrastructure, and the role of Old Town, which contains most of Redmond’s historic structures. 

Redmond 2050 is focused on building on the current growth in Downtown, implementing TOD, 
increasing vitality, and preserving the natural and urban landscape of Downtown. Early visioning and 
feedback included the need for nightlife, preserving outdoor public spaces, and enhancing 
pedestrian infrastructure.  

City staff partnered with a diverse group of community-based organizations (CBOs) to co-create 
community engagement campaigns. Redmond partnered with Eastside for All, Africans on the 
Eastside, Big Hug, BizDiversity, Brazilian Community Services, Disability Empowerment Center, ESL 
and Culture Coach, Indian American Community Services, Pride Across the Bridge, Team TEAD, and 
United Hub. Along with CBO partners, Redmond conducted a variety of workshops and co-created 
materials.  

Our community engagement activities included participating in festivals in Downtown Park and City 
Hall Campus including Cinco De Mayo, United Festival, Rockin’ on the River, Art Walk, and Derby 
Days. Additionally, we hosted Pint with a Planner and other pop-up events at Downtown Park and 
other locations in the community.  

In total for the comprehensive plan there were over 100 events, over 200 commission/committee 
meetings, over 20 focus groups, and several thousand comments. Community engagement 
summaries can be found online at redmond.gov/1495/.  

Scale of Change  

Redmond 2050 plans for Redmond to nearly double in population and transition Redmond from a 
suburb to a city. Downtown was assigned about one-quarter of the housing growth and one-fth of 
job growth, as shown in Table 1 – Growth Distribution.  

TABLE 1:  GROWTH DISTRIBUTION  

2019-2050 Growth Distribution Housing Units Jobs 

Overlake Metro Center 34% 46%* 
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Downtown Urban Center 26% 18% 

Marymoor Countywide Growth Center 13% 5% 

SE Redmond Industrial Growth Center study area - 9% 

CENTERS SUBTOTAL 73% 78% 

Major Corridors and Elsewhere 27% 22% 

 

*There are 2,000 jobs in the Overlake Neighborhood that are outside of the Metro Center, so 
included in the “Major Corridors and Elsewhere” row.  

 

TABLE 2:  2019-2044 DOWNTOWN CENTER GROWTH TARGET  

Downtown Center 
Growth Targets 

2019 Baseline 
Conditions 

2019-2044 
Growth 

2019-2050 
Growth 

Population 8,300  12,224 15,986 

Housing Units 4,864 6,500 8,000 

Employment 9,494 5,000 5,940 

 

TABLE 3:  CHANGES IN DOWNTOWN ZONED CAPACITY BY ZONING DISTRICT  

FAR 
Revisions 

CURRENT 
BASE 

(w/o Incentives) 

CURRENT 
MAXIMUM 

(w/ Incentives) 

NEW BASE  
(w/o Incentives) 

NEW 
MAXIMUM  

(w/ Incentives ) 

NEW 
MAXIMUM  

(w/ Incentives 
in TOD) 

Town Center Varies  Varies 5.0 6.5 8.0 

Core 1.25 Varies 4.5 6.5 8.0 

Edge 1.0 Varies 3.0 3.75 N/A 

 

Building 
Height 
Revisions 

CURRENT 
BASE 

(w/o Incentives) 

CURRENT 
MAXIMUM 

(w/ Incentives) 

NEW BASE  
(w/o Incentives) 

NEW 
MAXIMUM  

(w/ Incentives ) 

NEW 
MAXIMUM  

(w/ Incentives 
in TOD) 

Town Center 5 stories 12 stories 60 feet 85 feet 144 feet 

Core 5 stories  6 stories  60 feet 85 feet 144 feet 

Edge 4 stories 5 stories  45 feet 60 feet N/A 
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Land Use 
Designations 

The Future Land Use 
Map identies most of 
Downtown as the 
Downtown Mixed-Use 
land use designation.  

The Downtown Mixed-
Use Land Designation 
is 4.6% of all land area 
in Redmond, 
approximately 474 
acres. The downtown 
neighborhood is 
slightly larger at 659 
acres, and an 
approximate 6% of all 
neighborhood 
acreage.  The 
remaining portions of 
the Downtown Center 
are Park and Open 
Space. 

 

 

 

 

 

 

 

 

 

 

 

MAP 2:  COMPREHENSIVE LAND USE:  DOWNTOWN  
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The following Land Use policy establishes the intent of the Downtown Mixed-Use Designation:  

LU-34 Downtown Mixed-Use Designation 

• Purpose. 

o Encourage development of the Downtown as a place that: 

 Meets community needs for employment, shopping, recreation, civic 
activities, and cultural and night life opportunities; 

 Provides attractive and safe places to live close to amenities, such as 
restaurants and cafes, a wide selection of stores and services, frequent transit 
service, and plazas, parks, and art; 

 Protects Redmond's drinking water aquifer from contamination and loss of 
recharge and other natural resources; 

 Emphasizes access for pedestrians and bicycles. 

 Enhances its urban feel by retaining a rich natural setting, including open 
space, trees, and other landscaping; and 

 Invites people to enjoy it, provides a comfortable atmosphere, and maintains 
Redmond’s history and historic buildings. 

• Allowed Uses. 

o Implement this designation throughout the Downtown Center. Permit a broad mix of 
residential, retail, service, civic, cultural, and employment uses that support 
community values and fulll growth requirements while protecting natural resources, 
especially Redmond’s drinking water aquifer. 

 

Downtown Zoning Districts 

There are three zoning districts in the Downtown Urban Center, all of which are mixed-use zones that 
allow medium or high-intensity development. The zoning districts and the development regulations 
are intended to: 

• Accommodate housing and job growth allocations. 
• Maximize TOD opportunities. 
• Reflect city history.  
• Provide a comfortable atmosphere.  
• Provide natural settings. 
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MAP 3:  DOWNTOWN ZONING DISTRICTS  
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Downtown Core Purpose  

Downtown Core is the vibrant civic and cultural heart of Redmond. Anchored by Downtown Park and 
the Municipal Campus, it provides opportunities for living, commerce, entertainment, and recreation 
for residents, employees, and visitors of all ages. It includes the historic area of Downtown, called Old 
Town. The following polices address downtown core:  

DT-6  Encourage development of a mix of mid-rise multistory residential, office buildings, and mixed-
use buildings. 
 
DT-7  Ensure that development and redevelopment in the historic core of Downtown complement 
the character and scale of existing historic buildings. 
 
DT-8  Encourage retention or adaptive re-use of historic buildings through programs and 
administrative practices that encourage preservation and reinvestment. 
 
DT-9  Encourage development adjacent to the Sammamish River that is appropriate to and enhances 
the natural environment by:  

• Providing open spaces, pedestrian walkways, bicycle trails connected to the 
Sammamish River including access for water sports and recreation; 

• Encouraging building designs and orient building entrances, plazas, and upper-story 
open spaces towards the river trail and streets; 

• Providing modulation in building heights and roof lines, encouraging lower portions 
closer to the river, and allowing greater height beyond the shoreline/ critical area 
boundaries; and 

• Enhancing degraded shorelines adjacent to new development consistent with the 
Shoreline Master Plan. 

 
DT-10  Continue to preserve the critical areas and maintain “green” gateway on Leary Way at the south 
end of Downtown by means of land dedication, acquisition, or the use of transfer of development 
rights, design standards, and forest management. 

 

Town Center Purpose 

Town Center is adjacent to light rail and attracts people in Redmond and the region for its vibrant mix 
of dining, entertainment, shopping, employment, and urban living. The following polices address 
town center: 

 
DT-11 Ensure continued development and reinvestment to maintain the Town Center zone’s 

health, vitality and attractions: 

• Retain and protect the site’s significant natural and aesthetic features, including healthy 
mature trees, stream courses, and indigenous vegetation, particularly adjacent to Bear 
Creek and the Sammamish River; 
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• Provide plazas, pedestrian-friendly malls, and other open spaces that promote outdoor 
activity and encourage active and accessible circulation between the Town Center, the 
Redmond Central Connector, and the rest of Downtown; 

• Provide and maintain opportunities for recreation and leisure activities and programs 
that complement other uses in the zone and the rest of Downtown and generate 
pedestrian activity; 

• Encourage the addition and retention of after-work-hours and late-evening 
entertainment, such as live theater and comedy, dining, dancing and live music, to 
provide a lively entertainment area; 

• Maintain a mix of pedestrian generating uses including residential and retail uses, 
personal services, pop-up markets, and restaurants. 

• Provide structured parking to minimize visual impacts and encourage pedestrian 
activity; 

• Provide for land use linkages with the Downtown Core to attract, encourage, and facilitate 
the movement of people between Town Center and other parts of the Downtown; 

• Retain Bear Creek Parkway as a treelined boulevard that ensures safe connections for 
pedestrian and cyclists.  

• Celebrate the cultural significance of Bear Creek and preserve open spaces and 
environmentally critical areas adjacent to and near Bear Creek Parkway; 

• Preserve at least 44 contiguous acres for use as public open space; and 
• Encourage the addition of residential development. 

DT -12  Allow additional height when accompanied by exceptional public amenities or project 
components that advance business diversity, housing or environmental sustainability goals. 

DT-13  Improve access between Town Center and Marymoor Park for pedestrians and bicyclists by 
developing a convenient, direct, and attractive connection.  

DT-14  Enhance access between local transit routes, light rail, and Redmond Town Center.  

 

Downtown Edge Purpose 

Downtown Edge is a transition area between Downtown and surrounding neighborhoods. It offers 

places to live and a variety of goods and services for people in Downtown and other neighborhoods 

and is built at a lower intensity than Downtown Core or Town Center. The following polices addresses 

downtown edge:  

DT-15  Allow mainly low-rise buildings in the Downtown Edge zone, with mid-rise buildings 
allowed with incentives. 
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DT- 16  Provide for goods and services at entrances to the Downtown edge that are convenient for 
bicycle, pedestrian, and vehicular access from surrounding residential and employment 
areas to encourage complete neighborhoods and decrease vehicular congestion. 

DT- 17 Encourage a mix of uses on the ground oor to help create a complete neighborhood. 
Design developments to: 

• Maximize access by active and accessible transportation and transit;  
• Be consistent with building frontages and streetscape in the area; and 
• Minimize potentially adverse impacts. 

DT- 18  Incentivize reuse of existing residential structures for any non-residential and commercial 
uses.  

Environment and Climate Change 
Certication Requirements: 

 Identify significant environmental features in or near the center, including streams and shorelines. 
 Describe existing and planned parks, trails, and open space, including public and civic spaces. 
 Recognize the role of land use, development, and transportation on greenhouse gas emissions. 
 Protect and enhance critical/environmentally sensitive areas, parks, and open spaces. Identify and minimize 

gaps in equitable access to parks and open spaces. 
 Support innovative stormwater management. Avoid or mitigate environmental impacts for vulnerable 

populations. Support achievement of state and regional greenhouse gas emissions reduction goals. 
 Reduce air pollution and greenhouse gas emissions by increasing alternatives to driving alone. 
 Expand electric transportation infrastructure. 
 Promote innovative green building practices in design, materials selection, construction, and maintenance. 

Encourage retrofitting of existing buildings to reduce building energy use. 
 

Redmond 2050 adopted three major themes – equity and inclusion, sustainability, and resiliency. All 
policies were developed and evaluated for their alignment with City goals related to these themes. 
Redmond’s resilience, greenhouse gas reduction, and general sustainability efforts are guided by the 
policies in the Climate Resilience and Sustainability Element and the Environmental Sustainability 
Action Plan and supported by the Climate Vulnerability Assessment conducted with the Redmond 
2050 Environmental Impact Statement.  
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Vulnerable Communities 

Some Areas and Population Segments are More 
Vulnerable to Climate Change 
Some portions of the Redmond community are 
more vulnerable to the effects of climate stress 
than others. Certain subsets of the population – 
including older adults, individuals living alone, 
and people with low incomes, disabilities, and/or 
limited English prociency – require special 
consideration when planning for resiliency. There 
are also particular areas in the city – such as “heat 
islands” with more pavement and fewer trees, 
oodplains and landslide hazard areas, and areas 
with limited access to transit – that may experience 
larger effects from climate change. 

Key ndings of the Climate Vulnerability 
Assessment include:  

• Areas of lower adaptive capacity include 
Education Hill, Willows/Rose Hill, Idylwood, 
and Overlake. 

• The risk of extreme precipitation can cause 
flooding, erosion, landslides, and falling 
trees, where there are higher population 
densities, higher employment densities, or 
sensitive populations that may have 
difficulty responding to climate events and 
evacuations (e.g., seniors, living alone, linguistically isolated, with underlying health 
conditions). This includes Downtown, Education Hill, and Overlake and some of the other 
neighborhoods. 

• Rainfall is expected to be more intense and current rainfall intensities are expected to be more 
frequent. This is a problem faced by all agencies that operate stormwater system, but 
Redmond’s regional facility approach (currently in Downtown and Overlake) (providing 
detention for future built-out conditions) will better help mitigate impacts of climate change. 

 

 

  

 

 

 

 

Redmond has a growing and diverse 
population and a large daytime employment 
mostly commuting from outside of Redmond. 
Redmond has a large foreign-born population, 
and almost 30% speak English less than very 
well, creating barriers in communication before, 
during, and after evacuations. Redmond also 
has areas of the community where more people 
live alone, have less access to transit and other 
services, or have health or other disabilities. 
With increasing extreme climate, more areas of 
Redmond may become vulnerable.  
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MAP 4:  REDMOND HEAT INDEX 2030-2080  

HEAT INDEX 2030 S  HEAT INDEX 2050 S  HEAT INDEX 2080 S  

   

• Sources: University of Washington Climate Impacts Group, City of Redmond, BERK, 2022. 
• See enlarged maps in the complete Climate Vulnerability Risk Assessment and Strategy and Appendices. 

MAP 5:  EXTREME HEAT:  CONTRIBUTION OF SENSITIVITY,  AND ADAPTIVE CAPACITY 

EXTREME HEAT SENSITIVITY EXTREME HEAT ADAPTIVE CAPACITY 

  

• Sources: University of Washington Climate Impacts Group, CDC, US Census, City of Redmond, BERK, 2021. 
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Resiliency Strategies 

The Climate Vulnerability Assessment identied a number of resiliency strategies, including: 

• New and improved multimodal access to light rail stations. Downtown will have one light rail 
station. Redmond is partnering with Sound Transit and King County Metro Transit to construct 
this multimodal hub, including bus bays, trail access, pick-up and drop-off zones, and sidewalk 
reconstruction.   

• Maximizing Transit-Oriented Development (TOD) and equitable TOD (eTOD). Increase mixed-
income housing and job growth in areas with current or future improved multimodal access 
such as Downtown, Overlake, and Marymoor Village to provide for greater non-single 
occupant travel.  

• Heat island mitigation. Since greater growth and density may alter or reduce existing tree 
canopy and place greater importance on other methods of providing greenspace and tree 
canopy goals, consider opportunities in rights of way, community and pocket parks, onsite 
landscaping, or other heat island reduction measures. 

• Climate resilient design standards. Evaluate and implement green building, low-impact 
development, high-quality materials and standards and other design standards, incentives, 
and requirements.  

 

Priorities 
New and improved multimodal access can allow for more options to conduct emergency evacuations, 
and greater access to resources before, during, and after emergencies. TOD can increase use of 
public transit and reduce some of the causes of greenhouse gas emissions by reducing single-
occupancy vehicle emissions. Some of these activities to improve access are underway with the 
station area planning and development, and some activities will be long-term over the life of the City’s 
Comprehensive Plan implementation. 

 

Sustainability and Resiliency Policies 

The following policies in the Comprehensive Plan support the Redmond 2050 guiding principles of 
equity, resiliency, and sustainability in Centers and Downtown. Polices from the Natural Environment 
Element and the Climate Resiliency Element also address Environment and Climate Change citywide. 
Some specic polices of note are:  

NE-7 Collaborate with public, tribal, non-prot, and private sector organizations to advance 
sustainability and conservation goals to protect and enhance the environment. 

NE-15 Require buffers adjacent to critical areas to protect the ecological functions integral to healthy 
critical areas ecosystems and/or avoid risk to human life and safety. 

NE-89 Achieve criteria air pollutant reductions in both municipal operations and the community at 
large, with attention given to social equity. 
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Center and Downtown Specic polices that address equity, resiliency, and sustainability include:  

 
 

Parks & Open Space 

Parks, plazas, pathways, open space and art all enhance the urban environment and make centers 
attractive places to live, work and visit for community members of all ages and abilities. New 
development should incorporate amenity and recreation open space for occupants and visitors to 
meet current and future needs.  

The community’s long-standing vision has been to promote the sense of the Downtown as a lively 
urban area within a beautiful natural setting. Redmond will continue to maintain and enhance the 
Downtown parks and trails system and improve connections between these features.  

The parks and trails system will evolve with changes in the Downtown to provide a variety of amenities 
desired by users. The parks system will be capable of hosting small and large events, performances, 
and classes that draw people to Downtown. The park and trail systems will have integrated art and 
historical elements and interactive features to encourage communication among visitors. 

Creating a cohesive system of parks, plazas, gathering and event places, recreational facilities and 
connecting paths and trails will help meet the cultural and recreational needs of current and future 
Overlake residents, employees, and visitors.  

CTR-8 Promote the vision of the parks, plazas, art, pathways, and open spaces in the centers as 
being part of a cohesive system of public spaces that is integral to distinguishing the centers 
as people-oriented places. Encourage consolidation of open spaces that are linked and/or 
adjacent from parcel to parcel to maximize opportunities for connectivity and activation of 
space. 

 

The Capital Improvements Plan (CIP) includes Parks system improvements. These are paid for either 
as City projects, as development mitigation or incentive options, or through partnership agreements. 
RMC 3.10 Impact Fees sets the park impact fees collected from residential and employment uses. 

The six-year Capital Improvements Plan proposes approximately $119 million of 
investment in acquisition, development and renovation of the parks system and 

identies additional investment priorities for the future.  

Equity & Inclusion

• CTR 6, 13, 16
• DT 1, 13-15, 19
• CD 1-6, 11, 13

Resiliency

• CTR 6, 7, 13, 16
• DT 2,3,11,16-17
• CD 6, 7, 12

Sustainability

• CTR 5-8, 10, 14-16
• DT 4,8-10,18
• CD 6-9, 12
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Finding opportunities to enhance Parks and Recreation services in urban centers, particularly the 
development of community centers, will be a priority focus in the next six years. The PARCC Plan 
makes several recommendations on how to best meet the demands growth will put on the Parks and 
Recreation system. This includes a focused land acquisition program to ensure sufficient land for 
outdoor recreation and community center space. It identies target acquisition areas to secure 
parkland, gain access rights along key trail corridors, build new centers, and ll gaps in neighborhood 
park access. Finding and creating partnerships to enhance recreational opportunities will also support 
meeting the increased demand from Redmond’s growth. 

Projects identied in the Redmond 20-Year Parks Project Vision include Downtown linear park or plaza 
acquisition at the downtown light rail station and the West Lake Sammamish Crossing. (2023 PARCC 
Plan)   

 

DT-9  Encourage development adjacent to the Sammamish River that is appropriate to and 
enhances the natural environment by:  

• Providing open spaces, pedestrian walkways, bicycle trails connected to the 
Sammamish River including access for water sports and recreation; 

• Encouraging building designs and orient building entrances, plazas, and upper-story 
open spaces towards the river trail and streets; 

• Providing modulation in building heights and roof lines, encouraging lower portions 
closer to the river, and allowing greater height beyond the shoreline/ critical area 
boundaries; and 

• Enhancing degraded shorelines adjacent to new development consistent with the 
Shoreline Master Plan. 

DT-10  Continue to preserve the critical areas and maintain “green” gateway on Leary Way at 
the south end of Downtown by means of land dedication, acquisition, or the use of 
transfer of development rights, design standards, and forest management. 

DT- 25 Plan for changing recreational needs in Downtown while retaining and enhancing the 
Redmond Senior and Community Center and existing parks.  

DT – 26 Use public and private development and partnerships to encourage Downtown as 
Redmond’s primary location for civic and cultural events and festivals. Encourage the 
growth of visual, performing arts, cultural events, and other opportunities that 
encourage people to visit Downtown.  Maintain open spaces as community gathering 
places with green areas for recreation, plazas, water features, and outdoor places for 
performing arts, visual art displays, and major events. 

DT – 27 Identify and create Downtown gateways that are integrated with the transportation 
system, including bicycle and pedestrian connections, artwork, signage, landscape 
features, and structures. Work with private property owners to help create gateway 
design features. 

DT – 28 Maintain the Redmond Central Connector within the Downtown according to the 
Redmond Central Connector Master Plan. Support and evaluate opportunities to create 
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new connections to the Redmond Central Connector from nearby streets, trails, or 
developments. 

Level of Service Analysis for Parks 

Downtown is home to Anderson Park, Dudley Carter Park, Heron Rookery Park, Downtown Park, and 
the Edge Skate Park. Downtown also includes access to the Bear Creek Trail and Town Center Open 
Space.  

TABLE 4:  DOWNTOWN PARKS  

Park Name Size (Acres) Classification 

Anderson Park 3.0 Neighborhood 

Bear Creek Park 11.1 Resource 

Downtown Park 2.1 Urban 

Dudley Carter Park 2.1 Urban 

Flagpole Plaza 0.1 Neighborhood 

Heron Rookery Park 4.6 Resource  

Luke McRedmond Landing 2.1 Neighborhood 

Municipal Campus 7.6 Urban 

O’Leary Park 0.1 Neighborhood 

Redmond Central Connector Phase 1 11.0 Trail Corridor 

RCC Station Area 1.5 Urban 

Rotary Park 1.0 Neighborhood 

The Edge Skate Park 1.5 Urban 

The Stroll 0.4 Resource 

Town Center Open Space 40.9 Resource 

Total Parks 15 89.1  

Source: PARCC Plan, 2023.  
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MAP 6:  EXSISTING PARKS & OPEN SPACES-  2023 PARCC PLAN 
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TABLE 5:  LEVEL  OF SERVICE STANDARDS,  PREFERRED ALTERNATIVE 

LOS Category LOS Goal Current 
Met Now 
(Y/N)? 

Preferred Alternative 
Will be Met (Y/N)? 

Children’s Play Area & 
Outdoor Sports & Fitness 
Facilities Service Areas  

All residents have convenient access to 
these facilities within ¼ mile for sites with 
higher quantity and quality facilities, and a 
half mile for other sites. 

Partially 
(about 50%) 

May require additional 
facilities.  

Outdoor Sports and 
Fitness Facilities Service 
Area 

All residents and workers in Redmond 
should have convenient access to outdoor 
sports and fitness facilities from their 
residence or office: 1 mile for sites with 
higher quantity and quality facilities and, a 
½ mile for other sites.  

Partially 
(about 54%) 

May require additional 
facilities.  

Outdoor Sports Fields 
Usage Rates 

Operate at 80% capacity or less N/A May require additional 
facilities to offset usage.  

Urban Parks Criteria  Urban Centers (Downtown and Overlake) 
should contain sufficient urban park 
acreage to meet all urban park service 
criteria: Serve the daily recreational needs 
of neighboring residents, approximately 
two acres in size or larger, can 
accommodate crowds of up to 10,000, 
sufficient infrastructure support, and 
designed with quality amenities and 
materials.  

No – There is a 
park planned 
for Overlake 
with the third 
regional 
stormwater 
facility 

Partially. May not be met in 
Overlake with additional 
growth. May require 
additional facilities to offset 
usage. 

Trails The target population (100% of residents 
and 25% of workers in Redmond) has 
convenient access to public trails from 
home or office. 

Partially (up to 
66% are within 
¼ mile of trail 
access point) 

Will be met; however, 
density of population could 
place stress on trail 
capacity.  

Recreation  Achieve or exceed projected number of 
registrations per year by program area 
(exercise, recreation, special events, and 
arts).  

N/A Will see an increase in 
registrations for recreation. 

Source: Redmond 2050 Supplemental Draft EIS, 2023. 

 

Equity and Inclusion 

In the Redmond 2050 update the focus on equity and inclusion included many new or updated 
policies focused on improving opportunities and outcomes through access to and the design of 
community spaces and amenities. 
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CTR-9 Design plazas, rooftop amenities, and open spaces to meet the recreational, social, and 
cultural needs of those who live in, work in, and visit the area while being accessible to 
community members of all abilities. 

• Include places to gather, rest, eat, and engage in active recreational activities. 
Consider incorporating the cultural gathering and activity needs of the 
community when planning these places. 

• Provide places for shade and relief and covered gathering places where 
possible, utilizing a variety of urban forms such as trees, art, structures, and 
installations. 

• Look for opportunities to dedicate at least one outdoor gathering area in each 
center, such as a park, plaza, or low-volume street that can be closed to vehicle 
traffic for events. 

•  Look for opportunities to create community gardens, edible landscaping, and 
other solutions to increase food security in an urban environment. Consider 
needs and solutions that reflect the culture of the community and explore 
partnership opportunities that could maximize the benefit and ongoing 
maintenance of these resources. 

• Look for opportunities to co-locate facilities with schools, community centers, 
and other public facilities and structures. 

FW-CD-3  Encourage active and welcoming community spaces that provide formal and informal 
opportunities for community gathering. 

CD-10 Provide public community and publicly accessible private gathering places in recreation 
facilities, park, and plazas throughout the city. Preserve and develop informal and welcoming 
community gathering places, such as the fountains, coffee shops, and spaces within parks. This 
can include techniques, such as: 
• Encouraging art or water features; 

• Providing visual access to sites; 

• Multiple entrances, 

• Flexible spaces that are large enough for flexible programming, 

• Focal points that create activity throughout the space, 

• A signature attraction that provides a unique identity, 

• Features that are usable throughout all seasons, including shade and rain protection, 
and 

• Promoting partnerships that create public places – including privately owned public 
spaces (POPS), such as plazas in combination with outdoor cafes, and encourage active 
management of space and activities. 

CD-11 Use universal design techniques for investments in the public realm to provide high-quality 
amenity spaces for people of all ages and abilities. Consider: 
• Street furniture, lighting, signage and sidewalk braille and other elements that provide 

places of refuge and wayfinding and contribute to a feeling of safety and inclusion; 
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• Parks, plazas, street cafes, and other gathering places that could host inclusive and 
accessible public performances and art installations, including informal gatherings; 

• Visual and sound features, such as fountains, squares, sculptures, public art, and 
pavement treatments; and 

• Trees or open non-vegetated shade options like shade cloth structures to provide 
places of respite and shade. 

SEPA Infill Exemption 
Redmond adopted a State Environmental Policy Act (SEPA) Inll Exemption for Downtown. It will 
apply within the Downtown Center for residential development, mixed use development, or 
commercial development up to 65,000 sq ft. excluding retail.  The maximum development covered is 
8,500 housing units and 5,940 jobs.  

Land Use/ Development Patterns 
Certication Requirements: 

 Include the size of the center and describe whether the center boundary changed as part of the planning 
process. The plan should fully encompass the designated regional center and demonstrate defined 
boundaries and shape for the center, including consistency with size requirements for regional centers.  

 Describe and map the mix, distribution, and location of existing and future land uses (such as residential, 
commercial, civic, public, etc.).  

 Include the existing activity unit density of the center. Metro Growth Centers should have a minimum 
existing density of 30 activity units per acre. 

 Encourage a mix of complementary uses, with a goal for a minimum mix of at least 15% planned residential 
and employment activity in the center.  

 Establish design standards for pedestrian-friendly, transit-oriented development and other transit-
supportive planning that orients land uses around transit. Eliminate superblocks through innovative site 
design and public/private partnerships.  

 Promote infill development, particularly on underutilized parcels. 
 Increase access to opportunity, including employment and education opportunities and improved 

neighborhood quality of life. 
 Prioritize services and access to opportunity for people of color, people with low incomes, and historically 

underserved communities. 
 

The Downtown Center contains several types of development, including single- and multifamily 
homes, office buildings, retail, and mixed-use developments with 42.44 activity units per acre. 
Redmond proposes to expand the Downtown center from its current 433 acres to 524 acres.   

Redmond will continue to focus on retaining and attracting a wide range of uses and activities in all 
center types. The land use policies that follow will guide development in a manner that will serve the 
needs and desires of existing and future residents and businesses, while ensuring that change over 
time enhances Downtown’s unique character. Land use policies specic to Downtown focus on the 
urban types and forms to accommodate jobs and population growth through the year 2050.  

 

The following Center and Downtown polices address Land Use and Development:  
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CTR-1 Promote the regional and countywide growth centers as locations for a variety of 
businesses, including retail, office, service, cultural, and entertainment uses that are 
compatible with a mixed-use urban environment.  

DT- 1  Maintain and enhance Downtown Redmond by creating visually distinctive and 
pedestrian-oriented urban areas: 

• Downtown Core is the vibrant civic and cultural heart of Redmond. Anchored by 
Downtown Park and the Municipal Campus, it provides opportunities for living, 
commerce, entertainment, and recreation for residents, employees, and visitors 
of all ages. It includes the historic area of Downtown, called Old Town.  

• Downtown Edge is a transition area between Downtown and surrounding 
neighborhoods. It offers places to live and a variety of goods and services for 
people in Downtown and other neighborhoods and is built at a lower intensity 
than Downtown Core or Town Center. 

• Town Center is adjacent to light rail and attracts people in Redmond and the 
region for its vibrant mix of dining, entertainment, shopping, employment, and 
urban living.  

DT – 2  Maintain development regulations for Downtown that accommodate job and housing 
growth allocations and related services, amenities, and infrastructure. 

Planning for TOD includes planning land use that can take advantage of nearby transit and planning 
for transit-supportive uses that can build and sustain transit ridership. In the Redmond 2050 update, 
planning for TOD has been focused around the four light rail stations but TOD is sometimes 
appropriate for other frequent transit corridors such as the RapidRide B Line.   

Among job categories, government, knowledge-based, and entertainment industries are most likely 
to locate in transit-oriented development and are most likely to benet from proximity to transit. 
Education, civic and cultural institutions, such as universities, libraries, community centers, and 
museums also attract signicant travel by a variety of modes, including transit.  

 
CTR-4 Ensure that transit-supportive land uses are allowed to maximize potential for transit ridership.1 

 
1 See PSRC’s 2015 Transit Supportive Densities and Land Uses report. 
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CTR-5 Maximize opportunities for equitable, sustainable, and resilient transit-oriented development 
(TOD) in centers and near light rails stations and other high-capacity transit stops to create vibrant and 
healthy neighborhoods that are active in the morning, daytime, and evening.  

 Reduce disparities and improve access to opportunity and 
equitable outcomes through inclusive community planning, 
creating opportunities and incentives for equitable TOD, and 
through targeted public and private investments that meet the 
needs of current and future residents and businesses. 

 Designate TOD Focus Areas.  

CTR-6 Use public-private partnerships, co-location of facilities, regional facility opportunities, and 
other creative and cooperative tools to meet the unique public facilities and service needs 
of centers, including schools, utilities, transportation, parks, beautification, civic, social, and 
other improvements and needs. Consider potential locations for these needs when 
updating land use and functional plans, reviewing master plans, and in updates to 
incentive programs. 

• Development in centers should exhibit high-quality design with durable, 
sustainable materials and features and utilize innovative solutions to urban 
design and affordability priorities.  

• Standards should be performance/ outcome-based and provide flexibility to 
ensure that each building is unique and different from adjacent properties. 

• Centers should feature public places that attract people for visits and provide 
opportunities for community events. 

CTR-7 Coordinate land use and infrastructure plans such that major public and semipublic 
uses are located near transit stations or stops. 

Design Standards and Infill Development  

DT-23  Maintain and enhance buildings and street frontages to be oriented for people and not 
automobiles. This includes continuous commercial uses, separation from vehicular traffic 
through landscaping, urban paths, street furniture, and bicycle lanes. Off-street parking 
should not be located in the front of buildings and should be screened if no other options 
exist.  

DT–24 Regulate building height, design, non-residential parking, and open space to provide 
transitions between Downtown and adjacent residential or lower-scale zones. 

DT- 4  Encourage redevelopment and inll development in Downtown. Any development should 
include natural landscaping and open space.  
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Housing 
Certication Requirements: 

 Document the total existing housing units, including a breakdown by type, affordability (including 
subsidized housing), and special housing needs.  

 Assess future housing need in the center as part of the jurisdiction-wide housing needs assessment. 
 Address density standards and development regulations to ensure a variety of housing types for all major 

household income categories are allowed. 
 Demonstrate how housing targets and goals will be met.  
 Work to reduce the risk of residential displacement through a variety of anti-displacement strategies, 

including leveraging growth opportunities to provide new affordable units and preserving existing 
affordable housing. 

 Encourage coordination with housing organizations and community groups to address issues of 
homelessness, fair housing, anti-displacement, etc. Partnering with housing program and service providers 
can promote more equitable housing opportunities within the center. 

 

Redmond conducted a Housing Needs Assessment and included the needs as well as regional and 
state mandates into Redmond 2050 updates. This included reviewing housing units by type and 
affordability levels. Citywide data can be found in the Redmond 2050 Housing Technical Appendix; a 
subset of the data related to Downtown is provided below.  

 

TABLE 6:  LAND USE AND ZONING WITH ASSOCIATED TYPOLOGIES, INTENSITIES, AND INCOMES SERVED 

Redmond 
2050 

Land Use 
Category 

Redmond 2050 Zone 
Districts 

with Planned Housing 

Redmond 2050 
Associated Housing 

Typologies 

Redmond 
2050 

Associated 
Intensities 

Lowest Potential income Level Served 

        Market Rate Subsidized 

Downtown 
Mixed-Use 

Downtown Edge,  
Downtown Core,  

Town Center 

Apartments, 
Condominiums, 

Permanent Supportive 
Housing 

Middle-Rise,   
Moderate and 

High Income 
(>80% AMI) 

Extremely Low, Very 
Low, Low, and 

Moderate Income (0-
80% AMI) 

 

TABLE 7 : CAPACITY INCREASED NEEDED TO ACCOMMODATE GROWTH BY ZONE 

Redmond 2050 
Zoning District 

  

Constrained Housing Capacity per Preferred Alternative (Units) 

Low 
Density 

Moderate 
Density Low Rise Middle Rise High Rise Total 

Units 
Downtown Edge 0 140 0 125 0 265 

Downtown Core 0 10  1,000 5,740 0 6,750 

Town Center 0  0 0 0 1,125 1,125 

Total 0 150 1,000 5,865 1,125 8,140 
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Housing Options 

Opportunities exist in Downtown to provide for the variety of housing needs of the community and 
well as allowing more people to live near their place of work. To accommodate growth, most new 
housing in Downtown will be urban multifamily, mid-rise, and high-rise developments. 

DT – 2  Maintain development regulations for Downtown that accommodate job and housing 
growth allocations and related services, amenities, and infrastructure. 

 

Housing Affordability 

Redmond seeks to increase its supply and diversity of 
housing available to residents of various income levels, 
family types and sizes, abilities, and stages in life. Redmond’s 
citywide housing policies are relevant to the centers as well, 
with the following just a few policies that will impact housing 
in centers. 

FW-HO-1  Pursue social justice and equity in housing 
policies, regulations, and programs. 

FW-HO-4  Identify and pursue opportunities for 
partnerships and collaborations to improve 
housing related outcomes. 

FW-HO-6 Achieve housing affordability and equity while 
also creating a more sustainable built 
environment. 

HO-13 Expand the supply and range of housing 
types, including affordable housing units, near 
employment centers and Transit-Oriented 
Development (TOD) areas, at densities sufficient to maximize use of high capacity and 
frequent transit.  

• Evaluate and update zoning in transit areas in advance of transit infrastructure 
investments. 

• Support and preserve income restricted housing near high capacity and frequent 
transit. 

• Promote dense local communities to support increased transit, cyclist, pedestrian 
access to local amenities. 

• Promote connections between housing and amenities (transit, jobs, recreation, 
education). This includes pathways, trails, and sidewalks that are ADA compliant and 
built with “universal design” principles. 

RCW 36.70A.540 authorizes cities to 
require affordable housing under 
certain circumstances, including “The 
jurisdiction shall provide increased 
residential development capacity 
through zoning changes, bonus 
densities, height and bulk increases, 
parking reductions, or other regulatory 
changes or other incentives.”  

When ARCH members have considered 
inclusionary zoning, ARCH staff 
estimates the value that such regulatory 
changes create for landowners followed 
by affordable housing options that 
would capture some, but not all, of that 
value for the public. The objective has 
been for landowners and developers to 
benet overall from inclusionary zoning. 
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• Encourage the allocation of funds generated from alternative compliance methods, 
such as fee-in-lieu, to be invested into affordable housing opportunities located in 
employment centers, growth centers, or areas in proximity to high-capacity transit. 

• Focus on utilizing suitable surplus publicly-owned lands in urban centers for 
affordable housing production and preservation. 

 

A Regional Coalition for Housing (ARCH) is a partnership of King County and East King County cities 
working to preserve and increase the supply of housing for low- and moderate-income households in 
the region. ARCH supports its members to develop housing policies, strategies, and regulations; 
efficiently administer housing programs; coordinate city investments in affordable housing; and assist 
people looking for affordable rental and ownership housing. ARCH produces annual income limits 
and rent limits for affordable units based on Area Median Income data.  

As part of Redmond 2050, the City is updating Mandatory Inclusionary Zoning (MIZ) and optional 
Multifamily Property Tax Exemption (MFTE) provisions found in RZC 21.20 and RMC 3.38, respectively. 
For Downtown, no changes are proposed to MIZ or MFTE requirements. MIZ requirements would 
remain at 10% of units affordable to households earning up to 80% of area median income (AMI). The 
optional 8-year MFTE program would be available when 10% of units are affordable to households 
earning up to 60% AMI. 

TABLE 8:  HOUSING UNITS BY TYPE AND CITYWIDE TENURE RATES 2 

Type as Share of All Housing 2011 2016 2021 
Detached Single Family (1 unit) 40% 41% 37% 

Duplex-Multiplex (2 to 4 units) 17% 15% 17% 

Multifamily (5 or more units) 41% 42% 46% 

Other (RV, Boat, etc.) 2% 2% 1% 

Citywide Tenure Rate 2011 2016 2021 
Owner 52% 52% 41% 

Renter 48% 48% 59% 

 

TABLE 9:  HOUSING NOW AND ESTIMATED HOUSING NEEDED BY AREA MEDIAN INCOME BRACKET 3 

    ≤30% AMI AMI AMI AMI AMI AMI 

  
Total 
Units 

Non-PSH PSH 
>30 - 
≤50% 

>50 - 
≤80% 

>80 - 
≤100% 

>100 - 
≤120% 

>120% 

Baseline Housing Supply: 2019 31,739 753 58 1,404 2,184 9,270 4,839 13,231 

KC CPP Net New Housing Needed: 
2019-2044 

20,000 7,025 3,694 3,870 2,765 348 394 1,904 

KC CPP Total Future Housing 
Needed: 2044 

51,739 7,778 3,752 5,274 4,949 9,618 5,233 15,135 

 
2 Sources: United State Census Bureau, ACS Data 5-Year Estimates, 2011 and 2016. ACS Data 1-Year Estimates, 2021. 
3 Source: King County, King County Countywide Planning Policies, 2023. 

792



Downtown Redmond Center Plan  May 2025 
 

  Page 28 of 69 

Extrapolated KC CPP Net New 
Housing Needed: 2019-2050 

24,800 8,711 4,581 4,799 3,429 432 489 2,361 

Extrapolated KC CPP Total Future 
Housing Needed: 2050 

56,539 9,464 4,639 6,203 5,613 9,702 5,328 15,592 

 

Affordable Housing Incentives 

The updated Downtown incentive package (RZC 21.55 – Development Incentives) includes many new 
options for incentivizing more affordable housing units and deeper levels of affordability. Incentives 
include: 

 TABLE 10:  DOWNTOWN AFFORDABLE HOUSING INCENTIVES  
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Affordable Housing  
Incentive Options Description  

  Units at or Below 50% Area Median Income (ABOVE MANDATORY) 

 Additional 2% of units 

 Additional 2-4% of units  

 Additional 5-9% of units  

 Additional 10-14% of units  

 Additional 15% of units or more  

  100% Affordable  

  Affordable Child-Friendly Housing (3 bedroom, 1.5 bath) at or Below 80% AMI 

 5 - 9% of affordable units are family housing 

 10-15% of affordable units are family housing  

 more than 15% of affordable units are family housing 

  Affordable Housing In-Lieu Fee (see 21.20.050) - points per unit provided 
 

NOTES: 

1. Mandatory affordable housing required by RZC 21.20 is not applicable to the incentive program. Incentive shall be only 
for units provided above the mandatory.  

2. City approval is required for the in-lieu option, see RZC 21.20.050. 

3. A minimum of 20% of affordable units provided through the incentive program shall be affordable at or below 50% AMI. 
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Inclusive Housing 

Disabled community members have specic housing needs related to design, function, and 
affordability. Finding housing that meets their needs close to jobs and services can be challenging. 
There is a need for additional accessible housing in Redmond. 

FW-CD-1  Utilize design standards and requirements that maintain Redmond as a welcoming and 
inclusive community. 

CD-2 Review policies, design standards and requirements, building codes, standard details, 
and other policies and regulations that impact the built environment to ensure they 
consider the needs of all community members regardless of their age, gender, 
language, or ability.  

To enhance equity and inclusion in the built environment: 

• Remove elements that may be exclusionary;  

• Enhance or consider new provisions that improve accessibility; and 

• Prioritize designs that improve the safety and inclusion of community members. 

CD-3 Increase the inclusiveness of housing and neighborhoods through design requirements, 
standards, incentives, and partnerships that result in housing that is more resilient, 
exible, and adaptable to meet needs that change over time. Encourage and support 
accessible design and housing strategies that provide seniors the opportunity to age in 
place, either in their home or in their neighborhood as their housing needs change. 
Consider: 

• Visitable housing and other design tools that allow for future adaptive reuse; 

• Incentives or other tools to increase multi-generational housing and 
neighborhoods, as well as housing that can accommodate caretaker spaces; and 

• Multi-generational uses and spaces in neighborhoods. 
 

Redmond’s goal is to increase housing at multiple levels of accessibility: 

• Visitable Housing (basic/minimum) 
• Accessible Housing (more accessible, but only to minimum ADA requirements) 
• Universal & Inclusive Design (most inclusive) 
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Accessible Housing 

One step up from visitability is a housing unit designed to 
meet ADA minimum standards. It is important to note that 
these standards are based on the federal ADA 
requirements, which are over 30 years old and are based 
on a manual wheelchair. Many community stakeholders 
have pointed out that the ADA rules do not work for most 
new assistive devices, including power wheelchairs and 
mobility scooters.  

 The ICC ANSI A117.1 standards include criteria for 
two types of accessible units (Type A and Types B).  

Universal & Inclusive Design  

Universal Design considers all aspects of the built 
environment — homes, landscapes, streetscapes and 
mobility routes, commercial developments, life space, 
including equipment and architecture — with the goal 
of making them accessible to every person, regardless 
of age or ability.  As such it can improve accessibility of 
the housing unit itself, but also improves access to and 
from the home. Many universal design features are low 
cost, or even no cost, if designed into a project from 
the start. Other benets of universal design include 
how it contributes to a resilient and sustainable 
housing stock:  

• Allows for aging in place, minimizing 
displacement. 

• Allows for more people to use unit without 
expensive modifications. 

• If additional modifications are needed, less 
costly to convert. 

The Universal Design Building Code is a useful 
resource that can provide guidance to developers on 
features to include in developments, that expands 
beyond the ICC ANSI requirements. The City 
partnered with the Northwest Universal Design 
Council to develop checklists for universal design 
features to be used in the City’s zoning incentive 
program.   

A step for further accessibility involves the design and 
construction needs for specic special populations. 
For example, designing for the blind, deaf, or for 

 
Example of home with zero-step entry 
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autism. This might result in extra soundproong, sensory areas, lighting, tactile waynding, or other 
design solutions. For more information, see https://www.redmond.gov/2074/Inclusive-Design.    

 

Inclusive Design Incentives 

The updated Downtown incentive package will include many new options for more housing units that 
improved accessibility at several different levels. Incentives include: 

TABLE 11:  DOWNTOWN INCENTIVES – INCLUSIVE DESIGN INCENTIVES 
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Inclusive Design  
Incentive Options Description  

  Accessible Housing Units - Type A or B Units in ICC A117.1  

 5 - 9% of units  

 10 - 25% of units  

 more than 25% of units  

  Visitable Housing Units - Type C Units in ICC A117.1 

 5 - 9% of units  

 10 - 24% of units  

 25 - 50% of units  

 More than 50% of units 

  Housing Units for Intellectual and Developmental Disabilities (IDD) 

 6 - 10% of units  

 11 - 15% of units 

 16 - 20% of units  

  Inclusive / Universal Design Features 

 Universal/Inclusive Design Features in Building (see checklist)  

 Universal/Inclusive Design Features in Site (see checklist) 

 
Universal/Inclusive Design Features in Residential Buildings (if 
applicable, see checklist)  

 

NOTES:  

1. Mandatory ADA / Accessible units are not eligible for incentive points. Incentive shall be only for units provided above the 
mandatory.   

2. A minimum of 50% of the units used to earn this incentive must be affordable at or below 80% AMI. 

3. IDD Housing must meet the state IDD housing program requirements. 

a. The Washington State DSHS Developmental Disabilities Administration manages the IDD housing program in 
Washington State. As such, units for this incentive category must obtain a DDA’s letter of support.  

b. IDD units must be ICC A117.1 Type A, B, or C units.  At least one accessible/roll in shower shall be provided in the unit.  
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c. Onsite service providers must be DDA-approved. See additional bonus for on-site services in the Catalyst category. 

4. Universal Design checklists are required with submittal.  

 

IDD Housing Partnership 

City staff partnered with the Washington State DSHS Developmental Disabilities Administration to 
develop incentives for IDD housing. The Developmental Disabilities Administration manages the IDD 
housing program similarly to how ARCH manages affordable housing units. Any new IDD units would 
thus need obtain a letter of support from the program and meet all requirements. All other units that 
increase accessibility will fall under the typical management structures (ARCH if affordable, site 
manager if market rate). 

 

Economy 
Certication Requirements: 

 Describe key economic sectors and industry clusters in the center. 
 Demonstrate the center’s market potential for accommodating future population and job growth. 
 Encourage the use of economic development tools to promote retention, expansion, and growth of 

employment opportunities within the center. 
 Work to reduce the risk of commercial displacement through a variety of anti-displacement strategies. 
 Expand access to economic opportunities through actions such as adopting a priority hire ordinance, 

encouraging workforce development partnerships, and identifying pipeline education or training 
opportunities. 

 

Downtown Redmond is currently home to 6,000 residents and 10,000 jobs with 1.1 million square 
feet of commercial space and 1.6 million square feet of retail space. There are 4,336 multifamily 
dwellings up to 85 feet or 8 stories in height4. Current land use is predominantly low to mid-rise 
commercial. Blocks are small, creating a strong foundation for a comfortable pedestrian environment. 
Housing is primarily renter occupied. Downtown has a great deal of market potential with the addition 
of light rail and housing units.  

Redmond is looking to expand access to opportunities for all segments of our community through 
several different approaches. Citywide policies include:  

 
4 Source: Land Use Analysis, The IBI Group, 2020 
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FW-EV-3  Cultivate a diverse workforce and business community that reflects Redmond’s 
commitment to opportunity, equity, self-sufficiency, and the importance of both legacy 
and new businesses. 

EV-9  Participate and coordinate with other government agencies, businesses, and nonprofits 
in efforts to further the City’s economic vitality. 

EV-11  Attract and support businesses that embrace Redmond’s environmental sustainability 
and climate goals. 

EV-14  Support and collaborate with educational institutions and non-governmental 
organizations to provide opportunities to advance knowledge and skills. 

 EV-15 Align workforce development efforts with the needs of underserved communities. 
 

EV-19  Enhance local arts, culture, recreation, nightlife, and social amenities that promote 
Redmond as an attractive place to work and live. 

EV-25  Adopt and maintain development regulations and incentives that prioritize flexibility in 
size, location, uses, and design to create affordable commercial spaces that allow small, 
locally owned, and culturally diverse businesses to thrive. 

EV-29  Foster retention of existing businesses as development occurs through incentives, 
development regulations and programmatic support, such as funding and grant 
opportunities. 

EV-31  Support policies that lead to income self-sufficiency for both workers and business 
owners in Redmond at a range of skill and educational levels. 

 

Polices specic to Downtown include:  

DT – 2  Maintain development regulations for Downtown that accommodate job and housing 
growth allocations and related services, amenities, and infrastructure. 

DT – 3  Support economic development measures that retain, locate, and promote existing 
businesses while attracting new businesses that create vibrant and bustling daytime 
activity and an active nightlife, including but not limited to: services, restaurants, cafes, 
pop-ups, food trucks, evening entertainment, offices, grocery, pharmacy, day care, and 
activities for children, youth, and seniors. 
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Economic Development 
Strategic Plan  

The City of Redmond 
developed its rst Economic 
Development Strategic Plan 
(EDSP) in 2023-2024 to 
guide the City’s economic 
development programs, 
polices, and allocation of 
resources for the next ve 
years.  

 

The EDSP:  

• Sets a vision for 
sustainability and 
equitable economic development in Redmond and proposes focus areas, strategies, and 
actions to achieve that vision.  

• Facilitates implementation by recommending priority strategies and actions to realize within 
the next five years, as well as aspirational actions for future consideration beyond the lifespan 
of the plan. 

• Recommends roles for the City and external partner organizations to implement the proposed 
strategies. 

The EDSP identies Downtown as a focus area in District Development and Placemaking and 
leveraging the game-changing potential of new light rail stations, including implementing dense, 
mixed-use, transit-oriented development, and increasing connectivity. Actions included in the plan for 
Downtown include targeting recruitment of businesses that strengthen the City’s commercial, cultural, 
and district identities including identifying and development proles of companies and activities that 
are mutually supportive of Redmond’s district identities. Strategy 6C identies leveraging light rail and 
continue to prioritize planning and resources for key investment in growth centers to reinforce unique 
identities as vibrant cultural and commercial centers. Key actions for Downtown include: 

• Create more active retail spaces that encourage an 18-hour Downtown and vibrant nightlife. 
• Explore and support Downtown Redmond shuttle options, shared parking configurations, and 

wayfinding initiatives.  

Anti-Displacement Incentives  

The draft update to the incentives program includes anti-displacement incentives. Overall, the City is 
working on an anti-displacement programming that includes programmatic and regulatory strategies.  

 

 

 

FIGURE 1:  ECONOMIC DEVELOPMENT VISION  
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TABLE 12:  ANTI-DISPACEMENT INCENTIVES  

Building Site, Form, Uses 
Incentive Options  
Anti-Displacement / Small Business Relocation Provisions  

Small business spaces - points PER UNIT/business 

micro spaces - less than 600 sq ft 

small spaces - 600 to 2000 sq ft 

Small Commercial condo/ownership bonus 

Affordable Commercial (minimum of 10% of non-res space, provided at a minimum 
of 20% reductions from market rents) 

5 - 9 years  

10 or more years, but less than the life of the building  

In perpetuity / Life of building  

Displaced Business Bonus 

Displacement Assistance 

Citywide displaced businesses: Design of spaces to limit tenant improvement 
costs  

Existing on-site businesses: Relocation package offering nancial assistance to 
off-set the cost of moving, tenant improvements, and/or impact fees for a new 
business location  

Community Services 

Childcare Facilities (requires a minimum of 10% reduction in market rents) 

Co-location agreement with social services, cultural or art organizations, or other 
non-prot (with affordable commercial package)  

Co-location of child-focused or child-friendly business - karate, dance, music, 
gymnastics, study/tutoring, indoor playground, children's museum, theater, etc. 

 

Transportation 
Certication Requirements: 

 Describe relationships to regional high-capacity transit (including bus rapid transit, commuter rail, light rail, 
ferry, and express bus) and local transit. Existing and planned transit service in the center should be 
referenced. 

 Demonstrate coordination with transit agencies.  
 Identify planned transportation investments, programs, and resources, including transit, pedestrian and 

bicycle facilities, and projects to eliminate superblocks or modal conflicts and promote safety and 
connectivity. 

 Include a map of existing and planned pedestrian and bicycle facilities and determine what links are 
required to improve connectivity. 

 Include a map of the existing street pattern and determine what links are required to improve connectivity. 
 Support an integrated multimodal transportation network, including pedestrian and bicycle facilities, and 

linkages to adjacent neighborhoods and districts.  
 Plan for streets that serve all users, including pedestrians, bicyclists, transit users, vehicles, and –where 

appropriate –freight. 
 Support context-sensitive design of transportation facilities. 
 Encourage environmentally friendly street (“green street”) treatments. 
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 Adopt level-of-service standards and concurrency provisions tailored for the center to encourage transit. 
 Establish a parking management strategy that addresses supply of parking, on-street parking, and 

mitigating effects of parking. 
 Identify strategies to achieve a mode-split goal that advances a more sustainable mix of auto, transit, and 

non-motorized trips. 
 

Due to Downtown’s signicant role in the regional transportation network, coordination between 
state, regional, and local agencies is critical, including planning for state facility impacts. VISION 2050 
and the King County Countywide Planning Policies call for growth into regional growth centers and 
linking of these centers with light rail and other forms of transit.  The primary transit agencies 
operating in Redmond are Sound Transit and King County Metro. While Redmond does not provide 
transit service directly, it does play a role in identifying priorities and strategies for transit service 
implementation in collaboration with these transit agencies. The City’s priority transit connections are 
consistent with King County Metro’s long range service plan, Metro Connects. 

Where appropriate, the City may partner with transit agencies, employers, and nearby jurisdictions to 
help support the funding of key transit connections. These actions can help meet transit frequency 
and hours of operation standards. The City plays a more direct role in facilitating bus transit speed 
and reliability, as well as improving access to bus and rail transit corridors and stops. Improving speed 
and reliability, as well as improving access for pedestrians and bicyclists, are critical for these corridors 
to meet community travel needs.  

Polices in several chapters of the Redmond 2050 address transportation.  

Transportation polices:  

             FW-TR-3 Complete the accessible and active transportation, transit, freight, and street networks identified 
in the Transportation Master Plan in support of an integrated and connected transportation 
system. 

TR-19 Implement transit to connect people in all Redmond neighborhoods to centers, light rail, and 
other neighborhoods, considering a full suite of transit options appropriate to the land use 
context. 

TR-21 Use transit to support equitable, inclusive, sustainable, and resilient transit-oriented 
communities, especially in Downtown, Overlake, and Marymoor Village. 

 

Centers polices emphasize providing a variety of mobility choices to increase access to, from, and 
within the centers. While the policies recognize future use of private vehicles, they also emphasize 
investments that will enable comfortable and attractive opportunities for walking, using transit, and 
bicycling. 

CTR-15 Design streetscapes and public realm standards for centers to be:  

• attractive, safe, and comfortable for pedestrians and those using mobility devices, such as 
wheelchairs;  

• feature connected pedestrian and bicycle networks for all ages and abilities; and  
• meet the needs of residents with physical and intellectual disabilities. 
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CTR-16 Work with transit agencies to provide a full range of transit services to, from and within the 
centers. Provide transit stations, shelters, and other amenities that support these services in 
convenient locations. 

CTR –17 Encourage active and accessible transportation options by installing bicycle parking facilities and 
mobility device charging stations.  

 

There are specic downtown polices that address transportation:  

DT-13  Improve access between Town Center and Marymoor Park for pedestrians and bicyclists by 
developing a convenient, direct, and attractive connection.  

DT-14  Enhance access between local transit routes, light rail, and Redmond Town Center.  

DT-20  Encourage redevelopment forms that provide desirable mid-block connections and pedestrian 
supportive streetscapes to improve the pedestrian safety and urban character. 

Relationship to Regional High-Capacity Transit and Coordination with Transit 
Agencies  

Downtown is connected to regional transportation through high-capacity transit that includes a bus 
rapid transit line (B Line), and King County Metro Routes of 221 Eastgate P&R, 250 Bellevue TC, 930 
Kingsgate P&R, 224 Duvall, 542 University District, and 545 Overlake/Downtown Seattle.   
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MAP 7:  TRANSIT  ON THE EASTSIDE,  MOVE REDMOND 

Transportation Element Appendix H – Transit and Active Transportation Networks describes how 
Redmond’s policy objectives for transit and active transportation networks will be achieved. Redmond 
has identied priorities for adding and maintain transit service. The three key elements identied in 
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Appendix H are: 1) a core network of all-day, frequent transit service and a complementary network of 
supporting services; 2) improving access to, and the speed and reliability of, transit; and 3) identifying 
key priorities, strategies, and actions between now and 2050 that leverage the investment in light rail. 

 

Transportation Investments  

The Redmond Transportation Master Plan (TMP) is the document that guides Redmond’s 
transportation investment, planning, and activities. The Transportation Master Plan was rst adopted in 
2005, and last updated in August of 2013. The 2013 update was developed using a strategic 
framework that incorporates the City's vision, feedback from the community, and an analysis of the 
challenges and opportunities facing Redmond. It will be updated again in 2025 to be consistent with 
Redmond 2050, especially the Transportation Element. 

 

Transportation Facilities Plan (TFP) 

The Transportation Facilities Plan (TFP) guides transportation investments that the City of Redmond 
expects to deliver projects between 2024 - 2050. The Washington State Growth Management Act 
requires all cities to have a nancially constrained long-range infrastructure plan for transportation.   

Projects identied in the downtown area on the TFP are the following:  

• Avondale Way Extension (Project #119) to construct a new north/south non-motorized 
connection between Redmond Way and NE 76th Street. Needed cost estimate review. 

• 158th Avenue NE Extension (Project #170) to construct new 159th Ave NE from Redmond Way 
to NE 83rd St. Improvements include 1 through lane in each direction, parking, sidewalks, 
streetlights, pedestrian amenities, transit stop amenities, storm drainage, right-of-way and 
easements. 

• Redmond Way Widening (Project # 371) to add a second westbound lane and parking on the 
north side of Redmond Way between 168th Avenue and 166th Avenue. Project would include 
one travel lane, on-street parking, sidewalk, right-of-way, utilities and streetscape 
improvements. 

Citywide projects identied in the TFP:  

• Bridge Structure and Repair Program (Project #3113) to continue bridge inspections and 
coordinate maintenance and repair.  

• Street channelization improvement and maintenance program (Project #3114) to replace worn 
pavement markings and signs for compliance; install new/innovative pavement markings and 
signs for channelization changes and safety concerns.  

• Transportation Benefit District Implementation (Project #3115) to fund transportation 
improvements  

• Street Lighting Program (Project #3116) to install new streets and/or upgrade existing to LED 
at key locations where additional illumination would benefit safety and user accessibility.  

• Transportation Demand Management (Project #3117) 
• Traffic Safety Improvements (Project #3118) for targeted safety improvement projects for safe, 

protected crossings. 
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6-Year Transportation Improvement Program  

The six-year Transportation Improvement Program (TIP) is a short-range planning document that is 
annually updated based on needs and policies identied in the Redmond Comprehensive Plan and 
Transportation Facilities Plan. It represents Redmond’s current complete list of needed projects and 
programs for the next six years.  

 

 

MAP 8:  2025-2030 TIP  DOWNTOWN  

 
 

Local Road Safety Plan  

The Local Road Safety Plan uses a data-based, proactive approach to identify potential safety 
concerns, ad guide spot treatments. The plan allows Redmond to identify systemic improvements to 
the citywide transportation network to address historical crashes, and proactively address risk factor’s 
likely locations for future crashes. Investments include high visibility crosswalk markings, signalized 
crosswalk improvements, and enhanced bike lane protections.  

 Investments identied Downtown include:  
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• High visibility crosswalk markings  
• Signalized Crosswalk Improvements & Signage  

o Redmond Way (all downtown intersections)  
o Cleveland Street (all downtown intersections)  
o 160th Avenue, 161st Avenue NE and 166th Avenue NE, Redmond Way to NE 85th Street 
o EB Avondale Road at 170th Avenue NE  
o EB Redmond Way at Cleveland  

 
• High Friction Surface Treatment Program  

o Avondale Road-NE 85th Street to Avondale Way, NE 95th Street, south of NE 116th  
o Redmond Way – 148th Avenue NE, Willows Road, Cleveland Street, Cleveland Street 

through 170th Avenue NE,  
o West Lake Sammamish Lake Parkway – Leary Way, NE 51st, Bel-

Red Road 
• Enhanced Bike Lane Protection with physical buffers include:  

o NE 85th Street  
o NE 90th Street  
o 164th Avenue  
o 166th Avenue NE  
o 156 Avenue NE  

 
• Enhanced Bike Lane Protection for flipping on-street parking 

and bike lanes include:  
o NE 85th Street (pilot project potential)  
o 156th Avenue NE (pilot project potential)  

 
• Enhanced pedestrian crossings at high demand locations at:  

o Avondale Road NE and NE 85th Street (pedestrian signal)  

MAP 9:  LOCAL ROAD SAFETY PLAN IN DOWNTOWN  

MAP 10:  ENHANCED BIKE 
LANE PROTECTION, 
LOCAL ROAD SAFETY 
PLAN  
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o NE 166th Street and 79th Avenue (rectangular rapid flashing beacon)  

Multimodal Level-of-Service Standards (MMLOS)  

The Growth Management Act (GMA) (RCW 36.70A) requires that communities establish a level of 
service (LOS) standard for all locally owned roads and locally or regionally operated transit routes. The 
GMA gives wide latitude to communities about how to go about establishing LOS standards and 
does not prescribe any specic methodology. The primary function of establishing an LOS standard is 
to ensure that the community builds new infrastructure in a way that keeps pace with growth. The 
GMA was amended by HB 1181 in 2023 to ensure that communities adopt LOS standards that focus 
more on just vehicle travel—in other words, communities must adopt multimodal LOS or MMLOS 
standards. In addition to GMA requirements, PSRC’s multi-county planning policies also require that 
communities consider all modes when planning. 

Redmond adopted the rst plan-based multimodal transportation concurrency LOS standard in 2008. 
This MMLOS standard is still in use today and many communities throughout Washington State have 
emulated Redmond’s plan-based concurrency LOS standard. Unlike systems that focus on the 
performance of the vehicle network, Redmond’s concurrency standard tracks implementation of the 
improvements identied in the Transportation Facilities Plan (TFP) and requires that the city build new 
investments ahead of or at-pace with growth identied in the Comprehensive Plan. Since the TFP is 
fundamentally multimodal, Redmond’s transportation concurrency LOS standard is also multimodal 
since it does not focus on building infrastructure solely for vehicles. 

As part of Redmond 2050, Redmond is rening the way that transportation system supply and 
demand are calculated, shifting from a calculation based on person-miles traveled to a calculation 
based on person trips. This change is to simplify calculations and align with the proposed changes to 
Redmond’s transportation impact fees, which are used, in part, to fund new transportation 
infrastructure using a one-time fee paid for by new development. 

One innovation that has occurred since the last TMP update is the idea of the Level of Traffic Stress, or 
LTS, as an MMLOS performance measure. LTS is similar to vehicle LOS in that it can consider various 
features of a sidewalk, roadway, bike lane, cycletrack, or trail and calculate how well it accommodates 
active modes (walking, biking, scooters, wheelchairs, etc.). However, unlike vehicle LOS and earlier 
active mode LOS calculations, it is not based on how crowded an active mode facility is, rather it is 
based on how comfortable people are using that facility. 

The City’s policies on transportation concurrency and level of service seek to promote Redmond’s 
land use and community character goals, expand travel choices, and ensure efficiency and 
accountability in managing the transportation system. 
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TR-43 Use a multimodal “Plan-Based” approach for Redmond’s transportation concurrency 
management system that: 

• Funds transportation programs, projects, and services in proportion to the needs of the 
city and the pace of growth; and 

• Encourages development that can be supported by active transportation and transit. 

TR-44 Adopt and implement a citywide multimodal level-of-service standard: If land use growth and 
development of the city’s transportation system are proportionate, work in parallel, and are 
consistent with the Comprehensive Plan, all concurrency management requirements are 
considered met. 

TR-45 Take one or more of the following actions if the City is unable to fund the programs, projects and 
services identified in the Transportation Facilities Plan portion of the Transportation Master Plan 
(not in priority order): 

• Delay development until such time that programs, facilities or services can be funded; 

• Amend the City’s Comprehensive Plan to reduce the travel demand placed on the 
transportation system; or 

• Obtain needed revenue or revise the Transportation Facilities Plan to reflect known 
financial resources. 

As a last choice, change the transportation level of service standard. 
 

Redmond’s LOS standard for transportation concurrency is rooted in the city’s multimodal 
Transportation Facilities Plan (TFP). The TFP is prepared in conjunction with the Comprehensive Plan’s 
Land Use Element and considers the growth in population and employment within Redmond and the 
neighboring jurisdictions. Unlike systems that focus on the performance of the vehicle network, 
Redmond’s concurrency standard tracks implementation of the improvements identied in the TFP 
and requires that the city build new investments ahead of or at-pace with growth identied in the 
Comprehensive Plan.  

Since the TFP is fundamentally multimodal, Redmond’s transportation concurrency LOS standard is 
also multimodal since it does not focus on building infrastructure solely for vehicles. In addition to the 
MMLOS transportation concurrency standard, the TMP also identies a number of other multimodal 
performance measures. 
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FIGURE 2 MULTIMODAL LEVEL OF SERVICE STANDARDS  FOR TRANSIT  LEVEL  OF SERVICE STANDARDS 
AND PRIORITY CONNECTIONS,  SEE THE TRANSPORTATION ELEMENT APPENDIX B .   
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Mode Share 

Calculating the share of travel by means other than Single Occupancy Vehicle (SOV) travel is required 
for regional growth centers by the PSRC multi-county planning policies. This performance metric will 
be maintained to monitor progress on shifting how people travel through denser land uses and more 
multimodal connectivity. One innovation that has occurred since the last TMP update is the idea of the 
Level of Traffic Stress, or LTS, as an MMLOS performance measure. LTS is similar to vehicle LOS in that 
it can consider various features of a sidewalk, roadway, bike lane, cycletrack, or trail and calculate how 
well it accommodates active modes (walking, biking, scooters, wheelchairs, etc.). However, unlike  

Under the Redmond 2050 Preferred Alternative, households and jobs are more concentrated near 
transit, including the new Link Light Rail stations in Overlake, Marymoor, and Downtown, which 
facilitates more transit commute trips. Redmond employment centers in Overlake and Downtown 
draw employees from across the Seattle-Bellevue metro region, and non-SOV modes may be less 
practical for some commuters, particularly those located away from high-frequency transit. This result 
indicates that there is room for transportation demand management strategies and the opportunity 
for further enhancements to the already widespread employer shuttle programs active in Redmond. 

TABLE 13:  MODE SHARE 

Alternative 
Non-SOV Mode Share 

All Trips Commute Trips 

2030 Target 53% 45% 

No Action 56% 43% 

2050 Preferred Alternative  56% 44% 

Source: Fehr & Peers, 2023. 

 

Pedestrian and Bicycle System 

The overall transportation vision relies heavily on a successful pedestrian system that is interwoven 
into an integrated multimodal transportation system to create a walkable Redmond. The pedestrian 
strategic approach to making Redmond more walkable is threefold: 1) create high-quality pedestrian 
environments in centers and light rail station areas; 2) complete a high-density, well-connected 
network of pedestrian facilities throughout all Redmond neighborhoods; and 3) improve the safety 
and comfort of all facilities including pedestrian crossings and increasing the separation of 
pedestrians from traffic. 

The pedestrian system will be designed to provide mobility for all. Public and private investment 
supports the transition to a pedestrian system that is usable for the mobility impaired, including 
design treatments, such as curb ramps. This approach also supports the City’s compliance with the 
federal Americans with Disabilities Act (ADA). In order to ensure ADA compliance, the City will create 
an ADA transition plan. 
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Many local trips could be comfortably completed using a bicycle if the available facilities between 
destinations are safe and comfortable for the user. The accelerating adoption of e-bikes further 
expands the kinds of trips that can be accomplished on bike. 

The bicycle strategy to encourage a signicant increase in bicycle trips has three main parts: 1) 
complete a network of low traffic stress cycling facilities, such as paved shared-use paths, cycle tracks 
that physically separate the bicyclist from the street and automobile traffic, and bike boulevards on 
lower volume, lower speed streets;  2) complete a dense network of on-street facilities that shorten 
bicycle trip lengths and also act as a feeder system to the spine of low traffic stress facilities ; and 3) 
provide for abundant access to bicycles through shared micromobility program where a person can 
rent a bicycle, scooter, or other micromobility device. Convenient bike parking, and robust education 
and encouragement programs round out the complete bicycle strategic approach for Redmond. 

Bicycling is important for supporting light rail ridership. Vehicle parking will be limited due to cost and 
property impacts, whereas bicycle parking is inexpensive and takes up very little space.  Bicycling also 
signicantly increases the number of people that can conveniently access light rail without an 
automobile.  

 

Equity in Mobility 

VISION 2050 describes an equitable transportation system 
as one that is effective, affordable, and provides access to 
opportunity especially for those who do not drive (see 
box). Those who do not drive are disproportionately 
people with low incomes, people of color, people with 
disabilities, and both the young and elderly.  

Black, Indigenous, and People of Color have been 
disproportionately harmed by decisions made about the 
transportation system. Across the United States, BIPOC 
neighborhoods have been disproportionately negatively 
affected by transportation infrastructure siting decisions, 
such as where interstate highways were built. BIPOC 
communities are also disproportionately impacted by 
pollution from transportation activities since those 
communities were historically excluded from locating in 
neighborhoods less affected by such pollution. To advance 
equity and inclusion, Redmond must especially consider 
the impacts of transportation decisions on communities 
who have been disproportionately harmed by past 
decisions.  

An equitable transportation system 
supports broad mobility and 
connectivity, prioritizes an effective 
and affordable public 
transportation network that 
supports transit-dependent 
communities, and provides access 
to core services and amenities, 
including employment, education, 
and health and social services. It 
includes providing access to 
transportation choices for all, 
ensuring that travel times to key 
destinations are reasonable for all 
people, and requires assessing 
how the region can better connect 
places that have low access to 
opportunity to places that have 
more opportunity. (VISION 2050) 
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TR-10 Implement transportation programs, projects, and services that support the independent 
mobility of those who cannot or choose not to drive. 

TR-11 Use signage and other wayfinding techniques that meet regulatory requirements while reaching 
those with limited English proficiency or limited sight, especially near transit stations and stops. 

TR-12 Implement transportation programs, projects, and services that prevent and mitigate the 
displacement of communities that have been disproportionately harmed by past transportation 
siting decisions, as well as those at high risk of displacement. 

TR-13 Develop a transportation system that minimizes negative health and environmental impacts to 
all, especially those who have been disproportionately affected by past transportation decisions. 

TR-14 Prioritize transportation investments that reduce household transportation costs, such as 
investments in transit, bicycle and pedestrian system access, capacity, and safety. 

 Accessible and Active Transportation 

People who cannot or prefer not to drive should have comfortable and efficient transportation 
choices. Roadway, sidewalks, trails, designated bicycle areas, and other areas of public circulation 
should be designed to provide the highest level of safety for the protection of human life and to 
ensure that there are transportation choices for people of all ages and abilities. An integrated, safety-
oriented, accessible and active transportation system advances equity and inclusion, sustainability, 
and resiliency. It increases independent mobility, reduces reliance on single-occupant vehicles, 
provides convenient access to schools, centers, transit, parks, and other recreation areas, and 
encourages regular physical activity to enhance health and wellness.  

TR-15 Adopt and implement a plan for active and accessible transportation and an ADA Transition Plan 
as part of the Transportation Master Plan that results in connected neighborhoods with safe, 
comfortable, and convenient access to opportunity in Redmond and the region. 

TR-16 Prioritize the comfort, safety, and convenience of people using pedestrian and bicycle facilities 
over other users of the transportation system. Establish standards for bicycle and pedestrian 
facilities to attract users of all ages and abilities. Prioritize improvements that address safety 
concerns, connect to centers or transit, create safe routes to school, and improve independent 
mobility for those who rely disproportionately on the pedestrian and bicycle network. 

TR-17 Ensure that all sidewalks and curb ramps are accessible to all people, including those with 
disabilities. 

 

Transportation Projects 

Project Funding Mechanisms 
The City’s transportation investments are supported by a variety of revenue sources that include: 

• City taxes and fees – General funds from property and sales taxes, Business Transportation Tax, 
transportation impact fees, etc. 

• Funds from other governmental agencies – Grants from state and federal transportation 
agencies, cost participation by other cities in Redmond projects, and transfers of funds 
pursuant to agreements, such as the BROTS agreement with Bellevue. 
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• Developer payments – Funds provided by developers to ensure access and mitigate site-
related transportation impacts. 

• Miscellaneous – Interest earnings, carry-forward fund balances associated with projects 
initiated in prior years, intergovernmental transfers, and other funds. 

Growth Assumptions 
• Impact fees and developer contributions account for 35 percent of the TFP revenues. 
• Pipeline projects are either underway or have concurrency through a development agreement.  

• Transportation impact fees paid by developer are a blend of built projects (developers receive 

impact fee credits when constructing an impact fee eligible project) and cash towards TFP 

projects. 

• Developer contributions are the portion of developer-built projects that exceed the limit of impact 
fee credits. 

 

Projects and Programs 
The Transportation Facilities Plan (TFP) lists capital investments are arranged into two types: projects 
and programs. Projects and programs have distinct characteristics, and they are designed to 
complement each other.  

 

Parking Policies 

As the City continues to grow and mature, managing the use of both on-street and off-street parking, 
supply will become increasingly important to maintain and increase access to businesses and 
services. Required minimum parking leads to underused parking lots with negative nancial and 
environmental impacts. Excessive parking is also contrary to goals such as maximizing transit-oriented 
development opportunities and developing complete neighborhoods.  

The City has adopted the following city-wide parking policies: 
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TR - 33 Adopt and implement a parking plan in the Transportation Master Plan that supports the 
development of equitable, inclusive, sustainable, and resilient transit-oriented communities. 
Consider the needs of older adults, families with small children, and people with disabilities in the 
design of parking. 

TR-34 Implement comprehensive parking management programs that at a minimum address 
underutilized parking, shared parking, transit access parking, wayfinding, and localized parking 
imbalances. Manage parking demand using strategies like time limits and pricing. 

TR-35 Establish off-street parking requirements that prioritize space for people, housing, jobs, services, 
recreation, amenities, and environmental sustainability. Reduce or eliminate minimum required 
parking regulations near high-frequency transit, in centers, for middle housing, and near 
neighborhood-based businesses. Maintain a process and decision criteria to allow the granting of 
parking ratios above or below required ratios. 

. 
To implement our parking management goals, the City adopted updates to Redmond Zoning Code 
Chapter 21.40 Parking Regulations to reduce and in some cases eliminate off-street parking 
requirements in centers and near frequent transit.  In many cases parking maximums are also 
specied.  

  

Public Services 
Certication Requirements: 

 Describe or reference local capital plans for infrastructure specific to the center, as well as their financing 
(such as sewer, water, gas, electric, telecommunications). 

 Ensure facilities are provided consistent with targeted growth. 
 Ensure availability of public services, including K-12 education, to meet the needs of businesses and 

residents 
 

Future population and employment growth will increase the demand for public services including 
police, re/EMT, schools, and parks. This growth would occur incrementally over the planning period 
through 2050 and would be addressed during the City’s regular capital planning efforts. Each service 
provider, in conjunction with the City, could evaluate levels of service and funding sources to balance 
with expected growth; if funding falls short, adjustments may be needed to level of service targets or 
to growth targets as part of regular planning under the Growth Management Act. With 
implementation of mitigation measures and regular periodic review of plans, no signicant 
unavoidable adverse impacts to public services are anticipated. 

CF-11 Adopt the City’s Six-Year Capital Improvement Program (CIP) as the short-term budgetary 
process for implementing the long-term Capital Investment Strategy. Ensure that project 
priorities, funding allocations, and nancing strategies incorporated in the CIP are substantially 
consistent with the CIS. Allow exibility to amend the CIP for time sensitive or critical needs. 
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Water 

The 2024 Water System Plan is designed to support the preferred land use plan in the Redmond 2050 
Comprehensive Plan. The Plan evaluates the system for 10- and 20-year buildout scenarios to identify 
storage and distribution needs. The plan identied a storage decit that occurs between the current 
and 2033 horizon (3.3 MG in 2033 and 7.4 MG in 2043). While most pipe improvements will be built 
by private development, the water system plans states that additional storage will likely be a party of 
city’s capital projects.  

The Redmond water system currently supplies its water customers through four hydraulically distinct 
but interrelated services areas. These include the Well Service Area, the Rose Hill Service Area, the 
Overlake/Viewpoint Service Area, and the Novelty Hill Service Area.  

Downtown is serviced the Well Service Area, this is Redmond’s earliest water system. The Well Service 
Area generally includes those portions of the City’s water system east of the Sammamish River and 
west of Bear and Evans Creeks.  

Redmond currently purchases 60% of its water from the Cascade Water Alliance, which is dependent 
upon surface water. Droughts, decreasing snowpack, decreasing summertime precipitation, and early 
season snowpack melt off may reduce the supply of surface water during the summer. The City has its 
own well system which currently provides 40% of Redmond’s drinking water needs from groundwater 
sources. This water supply is not able to be increased, therefore any increase in water usage must rely 
on purchasing additional water from the Cascade Water Alliance. Regional growth combined with 
climate change exacerbates the need to implement outreach strategies and policies in coordination 
with other regional water purveyors to reduce potable water usage city- and region-wide. 

TABLE 14:  WATER SYSTEMS BUILDOUT ANALYSIS  

Scenario Total Residential Units Total Jobs 

2011 Water System Plan Full Buildout Analysis 58,317 165,491 

Preferred Alternative 58,380 131,211 

Sources: Redmond 2050 Supplemental Draft EIS, 2023 

Because the preferred alternative ts within the Water System Plan full buildout analysis for total 
demand, any increases to the water demand are expected to be covered under existing agreements 
with the Cascade Water Alliance. The Cascade Water Alliance is planning for the growth of the 
communities it serves and has contracts and opportunities to secure the necessary water for the 
region’s growth. 

 

Wastewater System Improvements 

The Wastewater Maintenance Division maintains and operates over 230 miles of pipe ranging from 8 
to 36 inches in diameter, 15 miles of easement, 7,336 manholes, and 22 pumpstations.  The Redmond 

815



Downtown Redmond Center Plan  May 2025 
 

  Page 51 of 69 

2050 Supplemental Draft Environmental Impact Statement included an evaluation of the preferred 
growth alternative and the system improvements needed to accommodate growth.  Using the 
assumptions provided by the City, revised buildout ow densities were estimated by new zoning 
classications. The buildout domestic ow values in gpad represent average sewer demand by zoning 
type if or when a parcel is to develop under new zoning classications. Buildout ow densities by new 
zoning designations are shown in table below. 

The Downtown Center and areas within proximity contact the following sewer basins: NE 90th Street 
Basin, NE 85th Street Basin, City Center Basin, Leary Way Basin, and portions of the East City Center 
Basin, 166th Ave NE Basin and Redmond-Woodinville Road Basin.  

The City’s level of service criteria is to convey all wastewater within the crown of the pipe where the 
ratio of the depth of ow in the pipe relative to the pipe diameter is less than 1 (d/D < 1) during a 
100-year ow event. Wastewater system capacity deciencies will require construction projects to 
upsize existing piping or install parallel relief piping systems. Specic projects and approaches to 
alleviate future capacity deciencies will be determined in future workshops and planning efforts. All 
new projects are anticipated to be driven and funded by new development, however, and there is no 
anticipated increase to current capital improvement program planning or costs. 

Modeling has identied pipes and lift stations that need to be upsized or added to support new 
growth projections to handle peak ow of new zoning buildout. Additional analysis is needed for 
Downtown. The additional Downtown analysis will review sewer modeling using the 100-year peak 
ows. The additional analysis is needed because of how the City’s wastewater system enters the King 
County Trunkline. A ow monitoring program in Downtown and other challenging locations will verify 
modeling predictions during heavy ow events. The City will conduct additional studies during 2025-
2027 to identify viable solutions to the Downtown capacity challenges. Solutions could include 
building lift stations or re-routing sewage. 

King County has identied two wastewater conveyance system improvements within Redmond’s 
service area that are planned for construction within the next 20 years. Timing of construction is 
subject to eld verication (ow monitoring) for projects, budgeting, and construction schedules. 

• The first project is the Lake Hills and Northwest Lake Sammamish Interceptor Upgrade Project, 
which will provide additional capacity along West Lake Sammamish Parkway NE and the 
Sammamish River from the Redmond-Bellevue boundary to approximately NE 85th Street. 
The project is currently in design and projected to start construction in 2024.  

• The second project is the Sammamish Plateau Diversion. This area is currently routed around 
the south-end of Lake Sammamish. Flows would be redirected north through the Northeast 
Lake Sammamish Interceptor, which is partly located within Redmond City limits. The diversion 
is anticipated to occur after 2040. The County will comprehensively reassess the regional 
wastewater conveyance system capacity in the mid-2020’s.  

The current agreement with King County does not have an upper limit on the amount of wastewater 
the County will accept. Therefore, the capacity of the collection system is the limiting factor, which in 
most cases can be mitigated. Localized impacts to the collection system can be mitigated by 
improvements that occur concurrently with development, such as increasing the capacity of pipes and 
lift stations. The sewer plan lists several pre-identied wastewater extensions or developer funded 
projects that will be completed concurrently with the development that triggers the need. Some of 
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these projects may benet multiple development sites and the developer installing the improvements 
may be able to recoup some construction costs through a latecomer’s agreement or a reimbursement 
agreement authorized by RMC 13.12. These agreements provide a method of sharing the cost of 
improvements between multiple developments that did not contribute to the initial construction 
costs. 

The Redmond Town Center Sanitary Sewer Analysis project will evaluate the RTC Lift Station for 
necessary upgrades to handle the 2050 zoning buildout wastewater ows.  These upgrades will 
include lift station upgrades (i.e. pumps, electronics, odor control, etc.) as well as pipeline upgrades.  
All necessary upgrades will include a cost estimate, which will be proportioned out to the benetting 
parcels via an Additional Connection Charge resolution.  

 

Schools 

Downtown Redmond is served by Lake Washington School District (LWSD). In most LWSD schools 
enrollment is 90-100% of school capacity as of 2021. Given continued growth, LWSD expects the 
student population to exceed existing capacity of elementary, middle, and high schools by 20%-25% 
by 2029. Plans for capital improvement in Redmond area schools are addressed in the 2022–2027 
timeframe; for longer-term, LWSD is planning for more school improvements as well as school 
budgetary changes.  

In the Downtown Center and vicinity there are Redmond Elementary, Old Redmond Schoolhouse 
(preschool) LWSD schools.  

 

Police 

The Redmond Comprehensive Plan includes a Capital Facilities Element with a level of service to 
meet police service demands: 

• LOS: Facilities and equipment sufficient to meet the demand for police services. 

The Preferred Alternative results in demand for 78-122 officers. Most of the growth would be in 
Overlake, Marymoor Village, and Downtown. This alternative would need attention in both 
access/traffic/customer support and in focused services in a substation(s) in Overlake, Marymoor, and 
Downtown.  

Police capital facility needs are associated with police services, general operations, special operations, 
and support services. The service standard is to have facilities and equipment sufficient to meet the 
demand for police services and to meet needs of staff assigned to service delivery. 

The Police Department headquarters are in Downtown at 8701 160th Avenue NE. The Police  
Department’s key issues apply to Downtown where there are investments in light rail, greater  
densities, and business nodes. For the city the facility will need to address capital needs such as locker 
room sizing, vehicle & equipment parking/storage, and building configuration. 
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Fire/EMS 

The Fire Department adopted a Strategic Plan dated 2022-2027. 
Most of Redmond’s household and employment growth is 
expected to occur in areas within six minutes of travel time from 
Redmond’s existing Fire Stations 11, 12, and 16 (Note: Station 16 
does not staff a fire engine). Firefighter response time from 
Stations 11 and 17 to new development on Willows Road NE 
near NE 124th Street would likely exceed RFD’s six-minute 
standard, impacting the average response time and reducing 
RFD’s level of service. Station 17 does not staff a fire engine; it 
serves as an EMS station. 

Downtown is primarily served by Station 11 at 8460 161 Avenue NE and Medic Unit 19.  

 

City and Regional Capital Projects  

 

TABLE 15:  2023-2028 CIP  PROJECTS IN DOWNTOWN   

Name Description Estimate Impact 
Fee 
Eligible 

City Hall Maintenance Maintenance contract with Wright Runstad for 
the City Hall Building to keep occupants, 
property, and assets safe and functional 
inside and outside of the structure  

$6,468,410 N 

Public Safety Building 
Phase 2 (Mechanical 
and Electrical) 

Continue mid-life investment in facility for 
functional moderation, operational repairs, 
and system replacement  

$3,075,096 N 

Redmond Senior & 
Community Center 
Rebuild 

Design and construction of new Redmond 
Senior and community Center 

$2,667,000 Y 

Event Street Closure Construction permanent infrastructure to 
close streets for events in and around 
Downtown Park 

$843,909 N 

Sound Transit East Link 
3 

Staff oversight and consulting for the 
implementation of East Link Light Rail 

$298,808 N 

Sidewalk Repair Project 
– Cleveland Street 
(164th Avenue NE – 
168th Avenue NE) 

Repair sidewalk, curb, gutter and replace 
street trees to provide safer access for 
pedestrian and improved access to 
transportation.  

$1,085,000 N 
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Redmond Central 
Connector 
Improvements – Sound 
Transit Betterment 

Sound Transit removed the Redmond Central 
Connector Trail and rebuilt the Downtown 
Stormwater Trunk as part of the Downtown 
light rail station project. The City contribution 
is enhancing the restoration to better meet 
Parks/Transportation and Stormwater needs. 

$1,748,576 N 

Sidewalk Repair Project 
– 166th Avenue NE (NE 
80th Street to NE 85th 
Street) 

Repair sidewalk, curb, gutter and replace 
street trees when necessary (due to ongoing 
damage to sidewalk) on 166th Avenue NE in 
order  to provide safer pedestrian access to 
Downtown Redmond Light Rail Station to 
people of all abilities and improved long-
term maintenance needs.   

$625,118 N 

Bridge Deck Overlay – 
NE 90th Street 

Epoxy overlay to prevent water from entering 
bridge deck.  

$742,038 N 

NE 85th Street Bridge 
Repair 

Various repairs identied in 2015 structural 
inspection. 

$8,903,65 N 

Cycle Track – 161st 
Avenue (Redmond 
Central Connector to 
90th Street) 

Replace bicycle lanes and parking on one 
side of 161st Avenue with two-way cycle track, 
from the Redmond Central Connector to NE 
90th Street in order to provide a high-comfort 
facility for bikes and be part of a larger 
network of bike improvements which support 
access to light rail station.  

$6,050,907 Y 

Avondale Way Bicycle 
Lane Completion, Bear 
Creek Trail to Avondale 
Road 

Complete bicycle lanes in both directions on 
Avondale Way from Union Hill Road to 
Avondale Road and upgrade the Union Hill 
Road intersection to improve bicycle 
crossings to Bear Creek Trail to complete an 
important north/south bicycle connection 
along the Avondale corridor and connect the 
bicycle land system on Avondale Way to 
downtown.  

$3,000,000 Y 

Sidewalk Repair Project 
– Avondale Way (170th 
Avenue to Union Hill 
Road)   

Repair sidewalk and replace street trees due 
to ongoing damage to sidewalk to provide 
safe pedestrian access to Downtown 
Redmond Light Rail station that meets ADA 
requirements, eliminates tripping hazards, 
and reduces maintenance frequency.  

$2,080,253 N 

Targeted Safety 
Improvement Project – 
164th Avenue NE 
Channelization and 
Flashing Crosswalk 

Supports speed reduction to 30 MPH from 40 
MPH. Install rectangular rapid ashing beacon 
(RRFB) crosswalk on the north side of NE  

87th Street including a southbound advance 
rectangular rapid ashing beacon (RRFB) in 

$383,174 N 
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order to provide safe, protected crossings for 
employees, residents, and business patrons.  

 

TABLE 16:  2029 –  2031 CIP PROJECTS IN DOWNTOWN  

Name Description Estimate Impact 
Fee 
Eligible 

Fire Station 11 and 
Medic One Building 
Repairs  

This will extend the life of these facilities and 
improve the work environment and safety of 
their occupants. The HVAC systems are 
beyond useful remaining life. The roof and 
exterior of the buildings continue to require 
repair and maintenance to prevent water 
intrusion. 

$4,985,722 N 

Fire Station 11 Electric 
Vehicle Charging 
Stations 

Installation of 2 DC Fast Chargers and 4 Level 
2 Charger at Station  

$312,000 N 

Public Safety Building 
Phase 2 (Mechanical 
and Electrical)  

Continue mid-life is extended in facility for 
functional modernization, operational repairs, 
and system replacement. 

$50,000 N 

Electric Vehicle 
Charging Stations 
Phase 2 

Phase 2 of the project will install 15 level 2 
dual head EV charging stations in the 
Municipal Garage.  

$794,943 N 

Permanent Dog Park 
Installation  

Construction of a new off-leash dog park for 
activity.  

$186,106 Y 

Redmond Senior & 
Community Center 
Rebuild  

Design and construction of a new Redmond 
Senior & Community Center  

$2,667,000 Y 

Adaptive Traffic Signal 
Control – Downtown 

Install adaptive traffic signal control system, 
capable of adjusting signal timings and 
operations in real-time  

$1,000,000 N 

Cycle Track – 161st 
Avenue (Redmond 
Central Connector to 
90th Street)  

Replace bicycle lanes and parking on one 
side of 161st Avenue with two-way cycle track, 
from the Redmond Central Connector to NE 
90th Street 

$5,284,497 Y 

Sidewalk Repair Project 
– Avondale Way (170th 
Avenue to Union Hill 
Road)  

Repair sidewalk and replace street trees due 
to ongoing damage to sidewalk. Addition of 
new ramp/trail connection from Avondale 
Way to Bear Creek Trail  

$2,040,777 N 

Pavement Management 
– 154th Ave NE 

Asphalt overlay of 1.45 lane-miles with full 
depth repairs with associated channelization. 

$1,168,022 N 
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(Redmond Way to NE 
85th St.)  

Finished pavement will have a pavement 
condition index score of 90 or higher. With 
proper maintenance, pavement is expected 
to last 20 years.  

Sidewalk Repair Project 
– 166th Avenue NE (NE 
80th Street to NE 85th 
Street)  

Repair sidewalk, curb, and gutter, and replace 
street trees where necessary ( due to ongoing 
damage to sidewalk) on 166th Avenue NE. 
This will create a safer pedestrian access to 
Downtown Light Rail Station to people of all 
abilities and improved long-term 
maintenance needs.  

$560,399 N 

Avondale Way Bicycle 
Lane Completion, Bear 
Creek Trail to Avondale 
Road 

Complete bicycle lanes in both directions on 
Avondale Way from Union Hill Road to 
Avondale Road and upgrade the Union Hill 
Road intersection to improve bicycle 
crossings to the Bear Creek Trail  

$2,751,047 Y 

NE 85th Street Bridge 
Repair 

Various repairs identied in 2015 structural 
inspection  

$7,027,490 N 

Sidewalk Repair Project 
– Cleveland Street 
(164th Avenue NE – 
168th Avenue NE) 

Repair of uplifted or cracked sidewalk panels.  $100,000 N 
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APPENDICES 
 

A. Wastewater System Analysis Maps. 
B. Regional Certification Checklists 
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APPENDIX A. Wastewater System Maps 

All yellow, orange, and red colored wastewater pipes shown in the figures below are considered undersized under Buildout conditions. These pipes will be shown as 
Developer funded upgrades in the updated General Sewer Plan. 

Source: 2023 Redmond Wastewater System Model Updates DRAFT - TECHNICAL MEMORANDUM (August 3, 2023) 
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APPENDIX B. Regional Certification Checklists 

Certication through the Puget Sound Regional Council (PSRC) is required.  

Center Plan Concept (Vision) / Regional Collaboration 
The plan should: Page Reference 
 Include a vision statement that promotes accommodating growth through compact, 

pedestrian- and transit-oriented development. 
Page 2 – Introduction  

 Describe the center’s role within the city, county, and region. Page 5 

 Clearly identify the area as a designated regional growth center and describe the relationship 
of the center plan to the jurisdiction’s comprehensive plan, countywide planning policies, and 
VISION 2050. 

Page 2 – Introduction  

  Describe or reference how equitable community engagement shaped the plan’s goals, 
policies, and strategies. 

Page 6 

The plan should include policies and identify programs that: Page/Policy Reference 
  Encourage coordination with tribes, ports, military installations, and special purpose districts, 

and adjacent jurisdictions, when applicable. 
N/A  

  Prioritize services and access to opportunity for people of color, people with low incomes, and 
historically underserved communities. 

Page 6  

  Prioritize local investments in the center, including a list of specific transportation planning 
investments and programs and other public infrastructure investments. 

In Transportation section 
(page 42 -47)  
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Environment and Climate Change 
The plan should: Page Reference 
 Identify significant environmental features in or near the center, including streams and 

shorelines. 
Page 17-19 

 Describe existing and planned parks, trails, and open space, including public and civic 
spaces. 

Page 18 - 22 

  Recognize the role of land use, development, and transportation on greenhouse gas 
emissions. 

Page 14-16 

The plan should include policies and identify programs that: Page/Policy Reference 
 Protect and enhance critical/environmentally sensitive areas, parks, and open spaces.  
  Identify and minimize gaps in equitable access to parks and open spaces. Page 15 
 Support innovative stormwater management.  

  Avoid or mitigate environmental impacts for vulnerable populations. Page 15-16 
  Support achievement of state and regional greenhouse gas emissions reduction goals. Page 16 -17 
 Reduce air pollution and greenhouse gas emissions by increasing alternatives to driving 

alone. 
Page 14 – 16 

  Expand electric transportation infrastructure.  
 Promote innovative green building practices in design, materials selection, construction, and 

maintenance. 
Page 16 

  Encourage retrofitting of existing buildings to reduce building energy use. In City and Regional 
Capital Projects – Table 
15,  Table 16 page 56 - 59 

 
 

Land Use / Development Patterns 
The plan should: Page Reference 

 Include the size of the center and describe whether the center boundary changed as part of 
the planning process. The plan should fully encompass the designated regional center and 
demonstrate defined boundaries and shape for the center, including consistency with size 
requirements for regional centers. Urban Growth Centers should be between 200-640 acres in 

Page 25 
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 The Downtown Center boundaries are being updated to create a logical boundary that 
aligns with easily recognizable streets and boundaries on the ground. The boundary 
focuses growth and accessibility around light rail stations.  
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size. Metro Growth Centers should be between 320-640 acres in size (may be larger if served 
by an internal, high-capacity transit system). 

 

 Describe and map the mix, distribution, and location of existing and future land uses (such as 
residential, commercial, civic, public, etc.). 

Page 8 

 Include the existing activity unit1 density of the center. Urban Growth Centers should have a 
minimum existing density of 18 activity units per acre. Metro Growth Centers should have a 
minimum existing density of 30 activity units per acre. 

Page 25 

  Recognize the role of the center in achieving the adopted VISION 2050 goal of attracting 65% 
of regional population growth and 75% of employment growth to centers and high-capacity 
transit station areas. 

Scale of Change section - 
Page 7 - 8 

The plan should include policies and identify programs that: Page/Policy Reference 

 Establish residential and employment growth targets that accommodate a significant share of 
the jurisdiction’s growth, in support of VISION 2050 and the Regional Growth Strategy. 
Residential densities and building intensities should have capacity to accommodate higher 
levels of growth. 2 Urban Growth Centers should plan for densities of at least 45 activity units 
per acre. Metro Growth Centers should plan for densities of at least 85 activity units per acre. 
Please complete Table 1 below. 

Page 25 

 Encourage a mix of complementary uses, with a goal for a minimum mix of at least 15% 
planned residential and employment activity in the center. 

Land Use Designations – 
page 9 - 10  

 Establish design standards for pedestrian-friendly, transit-oriented development and other 
transit-supportive planning that orients land uses around transit. Eliminate superblocks 
through innovative site design and public/private partnerships. 

Page 23, Page 26, Page 27 

 Promote infill development, particularly on underutilized parcels. Page 27 

 Increase access to opportunity, including employment and education opportunities and 
improved neighborhood quality of life. 

Page 26, Page 29,  

 
1 An activity unit is a person or a job. 
2 Growth targets are the amount of growth a jurisdiction has agreed, through the countywide process, to plan for throughout its comprehensive plan elements over 
the 20-year horizon of the comprehensive plan. The targets include both the baseline density (current) plus the 20-year growth. Distinct from growth targets, zoned 
development capacity is not time-bound and, therefore, can allow higher levels of development. 
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Table 1 
Growth Targets 

Existing (Baseline) 
Conditions 

Adopted Center 
Growth Target* 

Zoned Development 
Capacity 

(meet or exceed target) 

 
Page Reference 

Population 8,300 12,224 15,986 Page 7 
Housing Units 4,864 6,500 8,000 Page 7 
Employment 9,494 5,000 5,940 Page 7 

*The plan’s land use assumptions for travel modeling must be consistent with the adopted center growth targets. 
 

Housing 
The plan should: Page Reference 

  Document the total existing housing units, including a breakdown by type, affordability 
(including subsidized housing), and special housing needs. 

Page 30 

 Assess future housing need in the center as part of the jurisdiction-wide housing needs 
assessment. 

Page 28 

The plan should include policies and identify programs that: Page/Policy Reference 
 Address density standards and development regulations to ensure a variety of housing types 

for all major household income categories are allowed.3 

Page 28 

 Demonstrate how housing targets and goals will be met. Page 28 - 35 

 Reduce the risk of residential displacement through a variety of anti-displacement strategies, 
including leveraging growth opportunities to provide new affordable units and preserving 
existing affordable housing. 

Page 28 - 29 

 Encourage coordination with housing organizations and community groups to address issues 
of homelessness, fair housing, anti-displacement, etc. Partnering with housing program and 
service providers can promote more equitable housing opportunities within the center. 

Page 31-35 

 
 
 
 
 

3 VISION 2050 uses the following household income categories and definitions to track regional housing affordability: Middle (80-120% of area median income 
(AMI)); Moderate (50%-80% of AMI); Low (Below 50% of AMI); and Very Low (Below 30% of AMI). 
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Economy 
The plan should: Page Reference 
 Describe key economic sectors and industry clusters in the center, including those 

recognized in the Regional Economic Strategy. 
Page 35 -36 

 Demonstrate the center’s market potential for accommodating future population and job 
growth.4 

Page 37 

The plan should include policies and identify programs that: Page/Policy Reference 
 Encourage the use of economic development tools to promote retention, expansion, and 

growth of employment opportunities within the center. 
Page 35-38 

  Reduce the risk of commercial displacement through a variety of anti-displacement strategies. Page 38  

  Expand access to economic opportunities through actions such as adopting a priority hire 
ordinance, encouraging workforce development partnerships, and identifying pipeline 
education or training opportunities. 

Page 37 

 

 

Transportation 
The plan should: Page Reference 

 Describe relationships to regional high-capacity transit (including bus rapid transit, commuter 
rail, light rail, ferry, and express bus) and local transit. Existing and planned transit service in 
the center should be referenced. 

Page 39 - 40 

 Demonstrate coordination with transit agencies. Page 39 - 40 

 Identify planned transportation investments, programs, and resources, including transit, 
pedestrian and bicycle facilities, and projects to eliminate superblocks or modal conflicts and 
promote safety and connectivity. 

Page 42 - 45 

 

 
4 A market study is recommended for all jurisdictions with centers. Market studies are required for designation of new centers and regional growth centers that 
have existing density levels below the level required for new centers at the time of the 2025 monitoring review. See pages 9-10 of the Regional Centers 
Framework for more information. 
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 Include a map of existing and planned pedestrian and bicycle facilities and determine what 
links are required to improve connectivity. 

Page 43  

 Include a map of the existing street pattern and determine what links are required to improve 
connectivity. 

Page 35-36 

 Include a mode-split goal. Page 48 

The plan should include policies and identify programs that: Page/Policy Reference 
 Support an integrated multimodal transportation network, including pedestrian and bicycle 

facilities, and linkages to adjacent neighborhoods and districts. 
Page 45 - 50 

 Plan for streets that serve all users, including pedestrians, bicyclists, transit users, vehicles, 
and – where appropriate – freight. 

Page 44 - 50 

 Support context-sensitive design of transportation facilities. Page 39 

 Encourage environmentally friendly street (“green street”) treatments. Page 50 

 Adopt level-of-service standards and concurrency provisions tailored for the center to 
encourage transit. 

Page 45 - 47 

 Establish a parking management strategy that addresses supply of parking, on-street parking, 
and mitigating effects of parking. 

Page 51-52 

 Identify strategies to achieve a mode-split goal that advances a more sustainable mix of auto, 
transit, and non-motorized trips. 

Page 44 -51 

 
 

Public Services 
The plan should: Page Reference 
 Describe or reference local capital plans for infrastructure specific to the center, as well as 

their financing (such as sewer, water, gas, electric, telecommunications). 
Page 52 - 56 

The plan should include policies and identify programs that: Page/Policy Reference 
 Ensure facilities are provided consistent with targeted growth. Page 47 -58 

 Ensure availability of public services, including K-12 education, to meet the needs of 
businesses and residents. 

Page 55 
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Discussion Questions | Innovation, Engagement, and Racial Equity 
The following questions address the Regional Centers Framework’s intention for more 

inclusive, equitable development and engagement in centers and the desired outcomes 

for equity. Responses are an opportunity for the jurisdiction to highlight the most 

noteworthy aspects of the plan and the planning process. Responses also help tell PSRC 

boards how the plan is working to implement VISION 2050 and how the plan meets 

certication requirements. 

• How were different stakeholders (e.g., community members, business owners, 
tribes, ports, military installations, and special purpose districts, and adjacent 
jurisdictions, when applicable) engaged during the planning process? Were any 
new or innovative engagement techniques employed to reach historically 
underrepresented groups? 

There was a variety of efforts used to draft and get feedback from interested parties. 
Community members were invited to attend workshops, meetings – these were done both in-
person and virtually. Staff attended community festivities such as Cinco de Mayo hosted by El 
Centro Cultural Mexicano in Downtown Park. Planning staff also did a series of pop-ups at a 
variety of business in a series called “pint with a planner” where long range planners 
discussed polices and planning in Redmond – events were hosted with Molly Moons in 
Downtown Park, and Wood Block located in Downtown. The King County Library branch in 
Redmond also hosted staff on a regular and ongoing basis throughout the development of 
Downtown polices. Redmond also partnered with Eastside for All and ten community-based 
organizations to co-create and conduct community engagement materials in a reiterative 
process.   

Information found on Page 53, Page 6 

 
• How was racial equity considered in the planning process and addressed in the plan? 

Do you have examples of innovative policies that work to advance racial equity?  
 
Equity and inclusion was a theme that was identied early in the planning process. All polices 
and plans were reviewed to ensure that we were supporting the implementation of equity and 
inclusion. The review focused on the following: The review will focus on: 
 
 Will this positively serve historically marginalized communities?  
 Will this positively address the priorities of affected communities?  
 Will this policy allow the project team to advance pro-equity opportunities?  
 Will this reduce known disparities?   
 Will this have a positive impact on addressing community priorities and concerns? 
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 Will this policy allow the implementation process to stay connected with communities?  
 Will this policy allow project course corrections to be handled if unintended consequences are 
identied? 
 
The following polices in Redmond 2050 for downtown focus on equity and inclusion:  
 

• DT 1, 3, 13-16, 19, 20 
• CTR 4, 5, 13, 16 
• CD 1-6, 11,  
• HP 3,4,8,9,11 

 

Additional information on Page 53 

• Are there any additional innovative policies or programs to highlight from the center 
plan? 

Transit-oriented development is being implemented on a large scale with major revisions to the 
Comprehensive Plan and zoning code. The approach to TOD includes Equitable Transit-
Oriented Development (eTOD) with a focus on mitigating negative impacts of TOD.  This is 
being done through specic centers polices, studying accessibility to new light rail stations, and 
utilizing incentive programs to mitigate commercial displacement. 
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AM No. _____ 
 

NON-CODE                            
 
         
 
 REDMOND CITY COUNCIL  
 RESOLUTION NO. ____  
 

 
A RESOLUTION OF THE CITY OF REDMOND, 
WASHINGTON, UPDATING THE AFFORDABLE HOUSING 
PAYMENT-IN-LIEU SCHEDULE FOR THE NEIGHBORHOOD 
RESIDENTIAL ZONE PURSUANT TO CHAPTER 21.20 OF 
THE REDMOND ZONING CODE AND ESTABLISHING AN 
EFFECTIVE DATE. 

  
 

WHEREAS, the City of Redmond adopted Ord. No. 3186 on 

November 19, 2024, which included mandatory inclusionary zoning 

provisions for the Neighborhood Residential zone (RZC 

21.20.060.A.1); and 

WHEREAS, those provisions call for establishing payment-

in-lieu amounts, to be published in a schedule and made available 

to the public; and 

WHEREAS, the City calculated payment-in-lieu amounts 

according to the methodology set forth in RZC 21.20.060.A.1 and 

adopted Res. No. 1597 on November 19, 2024, which established the 

payment-in-lieu amounts; and 

WHEREAS, economic volatility and construction material 

costs have increased since the original payment-in-lieu 

methodology and schedule were adopted in November 2024 that 
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AM No. _____ 
 

warranted re-evaluation to ensure that administration as 

originally drafted would not halt housing construction; and 

WHEREAS, the payment-in-lieu will be applied only to net 

new additional square footage in qualifying developments, 

inclusive of additions, to support City housing goals; and  

 

WHEREAS, changing three payment-in-lieu rates based on 

typology categories to one payment-in-lieu blended rate will 

reduce ambiguity, facilitate customer service, and improve 

development review timelines; and  

WHEREAS, a phase-in period for the payment-in-lieu will 

allow the housing market to adjust to the new methodology and 

schedule; and  

WHEREAS, the City Council desires to promote efficient 

community development, market-rate housing, and affordable 

housing, in the City. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, HEREBY RESOLVES AS FOLLOWS: 

 

Section 1. Affordable Housing Payment-In-Lieu Schedule 

for Neighborhood Residential Zone Updated.  An Affordable Housing 

Payment-In-Lieu Schedule for the Neighborhood Residential Zone is 

updated as shown in Exhibit 1, incorporated herein by this 
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reference as if set forth in full. This Schedule includes a phase-

in mechanism based on the calendar year that proportions the amount 

of the payment-in-lieu obligation. The calendar year proportionate 

rate of the payment-in-lieu will apply to complete project 

applications received in the applicable calendar year, so long as 

the building permit for the project is issued within one year from 

the date of complete application.  Applicants who submitted the 

full payment-in-lieu obligation before the adoption and effective 

date of this resolution will be eligible for a retroactive 

reimbursement, to ensure that the payment-in-lieu is equivalent to 

the 2025 proportional rate..   

 

Section 2. Effective date. This resolution shall 

become effective on June 28, 2025. 

 

ADOPTED by the Redmond City Council this 17th day of June, 

2025.   

    
        CITY OF REDMOND 
 
 
 
             
        ANGELA BIRNEY, MAYOR 
 
ATTEST: 
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____________________________________ 
Cheryl Xanthos, MMC, CITY CLERK   (SEAL) 
 
 
APPROVED AS TO FORM: 
OFFICE OF THE CITY ATTORNEY: 
 
 
 
       
DANIEL KENNY, CITY ATTORNEY 
 
FILED WITH THE CITY CLERK:  
PASSED BY THE CITY COUNCIL:  
SIGNED BY THE MAYOR:   
PUBLISHED:     
EFFECTIVE DATE:    
RESOLUTION NO. 
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City of Redmond 

Affordable Housing Payment-In-Lieu Schedule for the Neighborhood Residential Zone 
Effective [MONTH X] [DAY X], 2025 

Affordable Housing Payment-In-Lieu 
Schedule for the Neighborhood 
Residential Zone 
Effective June 28, 2025 

The table below provides the Affordable Housing Payment-In-Lieu (PIL) rates for applicable 
developments with seven dwelling units or less in the Neighborhood Residential Zone, as 
dened in RZC 21.20.060.A.1.b. 

Neighborhood Residential Zone Developments with 7 or Fewer Dwelling Units 

Calendar Year Baseline PIL Rate 
(Dollars Per Square Foot) 

% of PIL to be 
Calculated 

Applicable 
PIL Rate 

2025 $30 25% $7.50 

2026 $30 50% $15 

2027 $30 100% $30 

If 1 on-site cost-controlled affordable housing unit is provided, development is exempt 
from affordable housing PIL obligation for all units. 

Notes: 

• The PIL obligation is mandatory.
• The rates are expressed in dollars per square foot. The total Payment-In-Lieu obligation

shall be calculated by multiplying the applicable rate by the net new square footage of
the development (square footage as measured by the methodology identied in RZC
21.16.200).

o Only net new square footage shall be considered for the purposes of
calculating the total Payment-In-Lieu obligation.

• Only a portion of the Payment-In-Lieu rate shall be factored for calculating the total
obligation, based on calendar year, as identied in the table above.

• The Payment-in-Lieu obligation must be received before the 441sheetrock nailing
inspection can be scheduled.

Exhibit 1
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City of Redmond     

Affordable Housing Payment-In-Lieu Schedule for the Neighborhood Residential Zone 
Effective [MONTH X] [DAY X], 2025 

 

 

Examples: 

• An existing detached single-family home of 2,000 square feet applies for a 300 square 
foot addition (total of 2,300 square feet). 

o 2,300-2,000 = 300  
o The PIL calculation shall only consider the net additional 300 square feet. 

• An existing detached single-family home of 1,500 square feet applies for a remodel, 
with no change in total square feet. 

o The PIL does not consider any square feet, because there are no net additional 
square feet.  

• An existing detached single-family home of 4,000 square feet applies to be 
demolished and to construct 4 dwelling units of 1,000 square feet each (total of 4,000 
square feet). 

o 4,000-4,000 = 0 net additional square feet. 
o The PIL does not consider any square feet, because there are no net additional 

square feet. 
• An existing detached single-family home of 2,500 square feet applies to be 

demolished and to construct 2 dwelling units of 2,000 square feet each (total of 4,000 
square feet). 

o 4,000-2,500 = 1,500 net additional square feet. 
o The PIL calculation shall only consider the net additional 1,500 square feet.  
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Attachment G 

Edits After Planning Commission 
Recommendation 
Staff have identified a number for minor edits after PC recommendation as a result of either 
continued testing with property owners and developers or as a part of the process of meshing all 
three phases of updates and the housing updates package to ensure they work together. The 
following list describes the changes and reasoning for them. 

• Minor edits indicated with standard bullet point 
 Notable edits indicated by arrowhead 

 

Description of Edit 
21.04 

• Updating cross-references and fixing typos. 
• Replaced “Code Administrator” with “Administrator” throughout. 
• Merging changes from different phases. 

 Note: Housing package edited dormitories in Overlake from L3 to P, which conflicts with 
recently adopted Overlake code. Keeps the note as L3. 

21.05 
• Added a purpose statement to MP Overlay section 
• Maps updated with new template, zoning districts, etc. (no changes in results). 
• Added reference to Appendix 12. 
• Updating cross-references and correcting numbering 
• Language clarified in 21.05.600.C.5.c to refer to specific table and to eliminate reference 

to Design Review Board.- 
• Language updated in 21.05.700.F.4 to refer to Puget Sound Energy. 
• Eliminated reference to Design Review Board in 21.05.700.C. 

21.06 REPEAL 

21.08 
• Updating cross-references and correcting numbering 
• Merging changes from different phases  
• Removed cut and paste error  

 Added 60% lot coverage option to table 21.08.200.B and added related note 8. This 
option was in the 2024 adoption but missed in the creation of this table (no change from 
current code).  

 Added note 2 to table 21.08.300.A for garage setback to clarify minimum depth on 
parking in front of garage as 18 ft to ensure room for parking vehicle.  

21.10 
• Updated references to effective date of ordinance. 
• Updated Table 21.10.200 to fix note references in table and delete reference to max. 

impervious surface (a relic of a cut and paste for table format consistency that was never 
intended to be in the table as it is not a part of the Downtown standards today). 
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Attachment G 
• Fixing note that references impervious surface that should reference lot coverage. 
• Deleted extraneous reference to TWNC zone incentive program. 
• Fix table notes for 21.10.300.B (deleted sections headers with no notes under them). 
• Replaced “Code Administrator” with “Administrator” throughout. 

21.12 
• Updated cross-references. 

• Inserting sentence to clarify that change of use does not trigger need for Future 
Development Plan. Consistent with initial adoption but needed because the definition of 
“development” includes change of use, which is not intended for this section. 

• Replaced “Code Administrator” with “Administrator” throughout. 

21.13 
• Adding clarity by references to figures and code sections. 

 Added clarity by fixing a sentence with a missing word where the missing word 
(“encouraged”) changed the meaning of the line, making it not consistent with other text 
in this and incentives chapter 

 Revisions to step backs to adjust for new 21.58 code. 
• Replaced “Code Administrator” with “Administrator” throughout. 

21.14 
• Corrected extent of table deletions – not all cells had been marked as deleted. 

21.15 
• Updating cross-references and correcting numbering 

21.16 
• Merging changes from different phases   
• Updating cross-references and correcting numbering 
• Labeled and cleaned up Table 21.16.100.A and 21.16.300.B to make it easier to read 

formulas and examples 
• Corrected error in 21.16.600.B.1 where a text fragment was accidentally not deleted. 
• Added missing “or” in 21.16.600.B.2 and 21.16.600.B.3.  
• Redrew and replaced two fuzzy figures 

21.17 
• Updated cross references. 
• Updated RZC chapter name reference to reflect change 
• Merging changes from different phases  

21.18 REPEAL  

21.20 
• Merging changes from different phases   

 Revised the due dates for Neighborhood Residential Zoning District Affordability PIL 
calculations and payments from “before issuance of building permit” to “prior to 
scheduling the 441 sheetrock nailing inspection.” Other minor timing amendments. 

 Added “, regardless of unit count,” to Downtown affordability requirements, consistent 
with other centers.  

 Removed 21.20.070.F.2 because the provision mandated ambiguous and unmeasurable 
design requirements. 
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Attachment G 
21.22 

• None 

21.24 
• None 

21.26 REPEAL 

21.32 
• Merged changes from Phase 1, 2, and 3 and housing package into single document 

21.36 
• None 

21.38 REPEAL 

21.40 
• Merging changes from different phases. 
• Replaced “Code Administrator” with “Administrator” throughout. 

21.41 REPEAL 

21.42 REPEAL 

21.44 
• Corrected typo in 21.44.010.H.1.b.ii. 

21.45 
• None 

21.46 REPEAL 

21.48 
• Clarified table header row in Table 21.48.010B 

21.50 REPEAL 

21.52 
• Updated Center Name 
• Merging changes from different phases  

21.55 
• Added/updated cross references to Appendix 12 for Universal Design items. 
• Deleted 21.55.4500 because it is addressed in 21.10.150. 
• Corrected typos in notes for Table 21.55.2000. 
• Updated/corrected numbering. 

 Clarified that only one UD checklist is required for Inclusive Community bonus track (as 
written could be interpreted that all checklists are required, which was not intended). 

 Clarified that Table 21.55.4100.B applies to OUMF (no change to table or bonuses 
earned, just labeling for clarity 

21.56 REPEAL 

21.58 
• None 

21.60 REPEAL 

21.62 
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Attachment G 
• Merging phases 

21.67 
• Corrected typo in 21.67.030.A.6. 
• Corrected typo in 21.67.040. 
• Updated “Code Administrator” to “Administrator” throughout. 

21.74 
• None 

21.76 
• Merging changes from different phases. 
• Updated “Code Administrator” to “Administrator” throughout. 

21.78 
• Merging changes from different phases  

Appendix 12 – Universal Design  
• Added back in checklist item on elevators per Council direction at May 13 study session 

Appendix 13 – Materials List 
• None 
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Council Discussion Topics | June 3, 2025 (Attachment H) 
Redmond 2050: 2025 Code Package, Design Standards and Housing 

Page 1 of 11 

 

Issue Discussion Notes Issue Status 

Housing 

Neighborhood 
Residential 
Affordability 
Payment In Lieu  
(Stuart, Kritzer) 

Councilmember Comment 
Councilmembers asked for further background information on the Neighborhood Residential (NR) 
Affordability Payment In Lieu. Requested the verbal staff explanation be provided in writing. Requested a 
slide or two for the study session. Interested in how the PIL (and Middle Housing in the NR zone) impacts 
the City’s ability to deliver housing at the affordability levels that were adopted in the Redmond 2050 
Comprehensive Plan.  
 
Staff Comment 
Comprehensive Plan Housing Need 
The adopted Redmond 2050 Comprehensive plan identifies the following affordable housing needs: 

 
Of the 24,800 additional housing units needed between 2019 and 2050, 73% (18,090 units) are needed to 
serve households earning 50% of area median income (AMI) or less.  
 
Redmond has a strong history of supporting housing by pursuing many “tools” in the housing toolbox. 
This includes providing flexible zoning, promoting missing middle housing, partnerships, inclusionary 
zoning, multifamily tax exemptions, minimum densities, incentive programs, impact fee waivers, donations 
of City lands, and direct monetary contributions. The deeper the level of affordability, the greater the need 
for direct assistance, such as subsidies or land donations. In Redmond, 50% AMI units are primarily 

Opened 04/22 
Closed 5/13 
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Council Discussion Topics | May 13, 2025 (Attachment A) 
Redmond 2050: 2025 Code Package (Design Standards and Housing) 

Page 2 of 11 

Issue Discussion Notes Issue Status 

created through non-profit housing efforts or through inclusionary zoning in large multifamily/mixed-use 
efforts. 
 
Middle Housing 
Middle housing regulations are largely integrated into the new Neighborhood Residential (NR) zoning 
district. The updated regulations allow a variety of housing types, reduce process barriers, and increase 
development capacity. Private market partners have communicated to City staff that the market 
overwhelmingly wants cottages. Cottages provide a similar living experience as conventional detached 
single family homes. Lots in the NR zone can have up to six dwelling units per lot as a baseline, and up to 
eight if an on-site cost-controlled affordable housing unit is provided. As such, the City has observed that 
larger NR lots are redeveloped from containing a single dwelling unit to containing multiple dwelling 
units. The impact is clear: infill development creating more dwelling units. 
 
While new middle housing products are generally less expensive than conventional single-family homes, 
they are often listed with sales prices over $1,000,000, and as such are not affordable to households 
earning 50% AMI or less.  
 
Inclusionary Zoning Background: 
The City leverages inclusionary zoning (IZ) to help generate cost-controlled affordable housing units. 
Different zones/areas of the City have different IZ parameters depending on the unique considerations of 
that zone/area. The former residential zones that were consolidated into the NR zone were subject to 
inclusionary zoning requirements before Redmond 2050. Among other changes, IZ in the NR zone 
created a Payment In Lieu (PIL) mechanism.  
 

Before Redmond 2050 After Redmond 2050 
R-1 through R-8 Zones 
• IZ only applied to developments of 10 

dwelling units or more. 
• 10% of dwelling units must be 80% AMI 

affordable units.  
• “Fractional” required affordable housing 

units were rounded up or down. 

Neighborhood Residential Zone 
• IZ applies to all developments, regardless of 

dwelling unit count. 
• 12.5% of dwelling units must be 80% AMI 

affordable units.  
• “Fractional” required affordable housing units 

are converted to a Payment In Lieu (PIL), for 
developments of 7 dwelling units or fewer. 

 
Payment In Lieu Background: 
The proposed affordability Payment in Lieu (PIL) requirements for the NR zone use a “fair share” approach. 
Financial modeling estimates the value of an 80% AMI affordable housing unit and distributes that cost 
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Redmond 2050: 2025 Code Package (Design Standards and Housing) 
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Issue Discussion Notes Issue Status 

across all dwelling units based on the 12.5% inclusionary zoning (IZ) requirement. This method captures 
the fractional value of the required affordable unit without rounding up or down, ensuring smaller 
developments contribute proportionately. 
 
Consultants developed a financial tool to complete these calculations. The tool analyzes the cost and 
revenue assumptions for missing middle housing types across ARCH jurisdictions. It assesses feasibility 
and estimates each jurisdiction’s capacity to support affordable housing policies. Notably, the tool uses 
local data. The data used for Redmond’s analysis are Redmond-specific market conditions, not the 
broader ARCH region. Note that the model assumes developers must meet a 15% profit-on-cost 
threshold, plus a 4% developer fee. 
 
The PIL rate is based on the gap between the cost to build a prototype affordable unit (including land and 
fees) and the for-sale revenue that unit would generate. This gap is adjusted according to IZ parameters, 
such as the set-aside percentage and the target AMI levels. 
 
A given development’s total PIL obligation is calculated by multiplying the market-rate square footage of 
all structures on the site by the relevant published rate, expressed in dollars per square foot. 
 
Affordability PIL Rates, Now and Proposed: 
The initial PIL rates had three categories for three different building structure typologies. The reasoning 
was that different typologies have different development costs and sales prices. The amendments 
propose to consolidate those three categories into a single PIL rate to streamline development review. 
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Issue Discussion Notes Issue Status 

 
 
Some building applications in the NR zone do not clearly fit into any of the three current typology 
categories. Because the different PIL typology categories have different dollar rates, applicants are 
incentivized to try and get the least expensive category applied to their development. This leads to 
frequent discussions between applicants and City staff about how to classify these designs. These 
conversations are especially common for projects with attached accessory dwelling units (ADUs). They 
take time and effort from both City staff and applicants. The proposed amendments to RZC 21.20 would 
replace these typology categories with a single PIL rate. This would reduce confusion, align with Redmond 
2050 goals, and save time for everyone involved. 
 
The total PIL funds collected are not expected to be significantly impacted by this change. The new rate is 
based on current market trends and the range of possible building types allowed in the NR zone. 
 
Connect PIL to Housing Needs: 
As discussed earlier, housing units serving households earning 50% AMI or less often require direct 
assistance. The PIL monies can be leveraged to provide that direct assistance. PIL (among other funding 
mechanisms) offer a powerful boost to accessing much larger pools of state and federal support, 
especially through programs like the Low-Income Housing Tax Credit. While it may seem like in-lieu fees 
would only fund a relatively modest number of cost-controlled affordable housing units on their own, 
collective pooling and leveraging of the funds can realize relatively greater number of cost-controlled 
affordable housing units. 
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Issue Discussion Notes Issue Status 

 
These types of contributions often help close funding gaps. Even a modest local investment can attract 
millions in outside funding, especially because of Redmond’s collaborative approach to housing via A 
Regional Coalition for Housing (ARCH). Historically, every $1 dollar of member jurisdiction contributions to 
the ARCH Housing Trust Fund is leveraged into $15 to $20 for housing. 
 
Through the PIL mechanism, there is an opportunity for all development to provide an equitable share 
towards equitable housing outcomes. 
 
Update May 13, 2025: 
Councilmember Comment 
Councilmembers asked for further information on the United States Department of Housing and Urban 
Development (HUD) data used for regional Area Median Income (AMI) calculations. 

• What HUD data source does ARCH use to determine local AMI and max eligible incomes? 
• What is the geography of that data? King County? Only east king county?  

 
Staff Comment 
HUD’s Office of Policy Development and Research (PD&R) produces annual Fair Market Rents and Income 
Limits data. 

• HUD uses Census Bureau American Community Survey (ACS) Data for “Median Family Income” 
(Table B19113).  

o “Family” refers to the Census definition of a family, which is a householder with one or 
more other persons living in the same household who are related to the householder by 
birth, marriage, or adoption. The definition of family excludes one-person households and 
multi-person households of unrelated individuals.  

o The Census Bureau produces two types of ACS estimates: the “one-year” data, which 
represent estimates as of 2023; and the “five-year” data, which represent estimates as of 
2019-2023 (but are inflated to 2023 dollars). 

• HUD calculates median family incomes for metropolitan areas. 
o HUD follows the Office of Management and Budget (OMB) definitions of areas. 

• Redmond uses data from the “Seattle-Bellevue-Kent” Metropolitan Division, #42644. 
o This includes all of King County and Snohomish County. 
o All jurisdictions in this region have the same published metro median income. 

 Bellevue, Kent, Skykomish, etc., all have the same published value.  
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Issue Discussion Notes Issue Status 

o  
 
 
 
 

Design Standards 

Mass Timber 
and Current 
Economic 
Conditions 
(Forsythe) 

Councilmember Comment 
Councilmember asked for potential impacts of tariffs and other economic impacts to the importation of 
timber from Canada and potential mass timber construction in Redmond. Do the proposed design 
standards provide special consideration of mass timber and other green design?  
 
Staff Comment 

Opened 04/22 
Closed 5/13 
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Issue Discussion Notes Issue Status 

Staff has been working with mass timber industry experts at several different points in the construction 
stream for a few years now. That includes mass timber suppliers. We have heard from multiple 
stakeholders that they are excited about the proposed incentives and design standards updates and 
believe that they may have a broader impact in the region.  
 
Recent changes in tariffs have had impacts, but stakeholders are optimistic. One of the suppliers that staff 
have been working with over the past two years (including but not limited to their participation in our mass 
timber workshop held last year) was Timberlabs. They are quoted in this article: 
archpaper.com/2025/04/trump-tariff-building-product-industries-uncertainty-everywhere/. 
 
5/13: Staff has continued to meet regularly with mass timber industry representatives and provided an 
update to Council at the 5/13 meeting on recent conversations: 

• The Washington Mass Timber Accelerator is a non-profit organization that provides educational 
and other resources for those in the mass timber industry and those looking to expand it in 
Washington. They are adding Redmond codes to their resource library and are excited about what 
Redmond is doing and the fact that we have both incentives and flexibility in our design standards 
for mass timber construction. They are considering highlighting our work in a resource brochure 
they will be published in June.  

• Staff attended a regional AIA mass timber discussion on tariffs and supply chain updates which 
was attended by manufacturers, designers, and developers. While there is still some uncertainty, 
most members present at the discussion stated they are doing “business as usual.” After tariffs 
were initially announced the prices of timber did go up temporarily, but they’re back down to 
normal conditions and the trade volume is at expected rates.  
 
Most mass timber components, such as CLT, are exempt from tariffs if coming from Canada 
(coming from Europe already had tariffs). Lumber is listed as an essential item, so is exempt unless 
something changes.   
 
Prices for all construction materials is expected to rise, with no specific disadvantage to mass 
timber. One steel manufacturer present mentioned that they had released notice of rising prices 
several months ago, with increases from 2-10% on their products effective in June. All things 
considered, mass timber is still a bit of struggle to be cost comparable to typical construction 
methods, but is close and incentives can be very helpful in making that shift into a profitable 
choice for developers.  
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Awning 
Requirements 
and Weather 
Protection 
(Forsythe) 

Councilmember Comment 
4/22: Councilmember requested information on weather protection. Councilmember noted that awnings 
and overhands have gaps. 
 
5/13: Councilmember Forsythe asked how the 80 percent minimum of coverage for awnings along the 
building face was calculated. RZC 21.58.3640 Weather Protection provides two purpose statements to 
ensure that the awnings enhance pedestrian safety and comfort: 

1. Establish sheltered walking corridors and entryways, promoting active transportation while 
reducing reliance on vehicles; and 

2. Elevating the aesthetic quality of the urban environment while ensuring accessibility for individuals 
of all abilities. 

While the 80 percent minimum allows for flexibility in placement, Alternative Design Compliance would 
not be permitted for weather protection requirements. 
 
 
Staff Comment 
4/22: RZC 21.58.3640 Weather Protection provides the purpose, applicability, and standards for weather 
protection. Alternative design compliance is not available for this design element, though single-family 
and middle housing are exempt. The standards, in subsection C, identify a minimum of 80 percent of 
building frontage at all street frontages to include a form of weather protection such as an awning, 
canopy, or arcade. The standards also require the protection to be contiguous including between 
adjoining buildings.  
 
Illustrations in RZC 21.58.3640 depict continuous arcade or awning, demonstrating their placement and 
implementation along a building located in a center.  
 
An example of continuous weather protection is in RZC 21.58.0100.C.2 Small Building Option – Minimum 
Design Standards. In this section, the minimum standard for weather protection is continuous as well as 
well-blended and contextual with the building. Weather protection is also addressed in RZC 21.58.3800.D 
Sustainability and Resiliency Features – Design Standards, by including shaded structures or arcades as an 
option for urban heat island mitigation. 
 
5/13: The 80 percent minimum coverage for awnings along the building face allows for a building’s 
utilitarian needs such as service entries that require high vertical clearance. 
 

Opened 04/22 
Closed 5/13 
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Deletion of 
Public Corridors 
(Forsythe) 

Councilmember Comment 
Councilmember requested information on the reason public corridors code is proposed for deletion. Is 
the content moved? Are there other code provisions that substantively address similar content and 
community priorities? 
 
Staff Comment 
This section of code is currently in the Downtown code as part of the residential privacy standards.  
 

RZC 21.62.020.F..2, Public Corridors. Public circulation corridors may be located within window-
to-window or window-to-wall spacing distances. However, such corridors shall also have a 
minimum privacy spacing distance from primary and secondary windows as established in the 
table above.  

 
The table that is referenced is still in the code, now as table and Figure 21.58.6010.D, and contains the 
public corridor standards. This paragraph was deleted as duplicative. 
 

Opened 04/22 
Closed 5/13 

Elevator Size 
and 
Accessibility 
(Forsythe) 

Councilmember Comment 
Councilmember requested information on whether elevator size code deletion conflicts with ADA and 
accessibility goals. 
 
5/13: Councilmembers discussed adequate sizing of elevators as a need for public assembly uses as an 
equity, livability, and emergency access issues and also makes it more comfortable for everyone in places 
where large crowds will be normal. Council majority approved reinstating the original language into the 
incentive checklist.  
 
Staff Comment 
The Universal Design Checklist for assembly and public buildings included a line item in the draft that 
read:  
 

All elevators should have sufficient space to accommodate two or more wheelchairs. Where 
possible, elevators have doorways on both ends to allow people in mobility devices or with 
strollers to use the elevator without needing to turn around to exit. 

 
One of the comments staff received was that the state is considering reducing the minimum size of 
elevators and proposed removing the first sentence of this line for continued study. This is a part of the 

Opened 04/22 
Closed 5/13 
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incentive and is not a requirement for all buildings. As an alternative to deletion, staff could re-insert the 
language at Council’s direction. 
 
6/3: Staff reinserted the elevator sizing sentence into the checklist.  
 

ADC for 
Cultural Districts 
(Stuart) 

Councilmember Comment 
Councilmember requested information on Alternative Design Compliance (ADC) for cultural district 
developments. Councilmember asked what distinct and unique components are included in the current 
package and what components are still forthcoming. 
 
Staff Comment 
Much of the cultural district work will be done in later phases, including the next phase of the Design 
Standards that will be kicking off after completion of this package. The draft RZC 21.58 includes references 
and placeholders that will be in place until this later work is completed. 
 
This draft includes several references to cultural diversity, cultural districts, and representation of cultures 
in buildings to reflect the vision adopted in the Redmond 2050 Comprehensive Plan. It contains: 

• Purpose statements that reference design that reflects different cultures. 
• Cultural references in the standards for relationship to adjacent properties and relationship to 

historic and cultural context. 
• Distinctive street presence standards that include, “Innovative, artistic features representative of 

the … cultural district’s vision.” 
• Blank wall treatment options that includes, “In cultural districts elements that reflect the cultural 

diversity of the community are encouraged, such as murals and decorative architectural elements. 
Such elements used to treat a blank wall may also be utilized for any applicable incentive points…” 

• In materials and ornamentation, references to history and cultures are included in the purpose 
statement, included in ornamentation standards, and include a placeholder for future 
development of Cultural District Contributing Features. 

  
In RZC 21.58.1100 Relationship to Adjacent Properties, the ADC section references cultural districts: 
  

E. Alternative design compliance may be allowed if the alternative meets or exceeds the purpose 
of design relationship to adjacent properties. Developments within cultural districts and iconic 
buildings in centers intended as landmark placemaking buildings may utilize the alternative design 
compliance for requirements for coordinating building design elements with surrounding 
properties. 

Opened 04/22 
Closed 5/13 
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The second sentence was added after Planning Commission discussion expressed a desire to make it 
clear that new ideas that are not reflected in our existing building patterns are allowed. The Commission 
wants to make sure that developers and designers don’t dismiss creative designs from a concern that they 
might not be allowed since they would introduce something new to the community. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-100
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Public Works Aaron Bert 425-556-2786

DEPARTMENT STAFF:

Public Works Douglas M De Vries Utilities Engineering Manager

Public Works Chris Stenger Deputy Public Works Director

TITLE:
Adoption of an Ordinance Amending Redmond Municipal Code for Utilities

a. Ordinance No. 3222: An Ordinance of the City of Redmond, Washington, Amending Redmond Municipal Code

(RMC) Sections 13.04.280, 13.08.015, 13.08.032, 13.16.010, 13.16.020, 13.16.040, 13.16.050, 13.17.020,

13.17.040, 13.18.040, 13.18.050, 15.24.060, Adding Middle Housing Definitions to Water, and Sewer Rates, and

Stormwater and Charges; Providing for Severability, and Establishing an Effective Date

OVERVIEW STATEMENT:
Council will be asked to approve proposed changes to RMC code to update the code for Middle Housing zoning impacts

to utility infrastructure, connections, and billing to align with changes in the City of Redmond Zoning Code regarding

changes to residential regulations pertaining to Middle Housing.

In general, these changes are being made to:

· Align with Housing Policies - This update supports the city’s efforts to encourage Middle Housing development,
increasing housing options and affordability.

· Ensure Fair Utility Billing - The change clarifies how utility charges are assessed, preventing inconsistencies, and
ensuring each resident is billed fairly.

· Support Housing Growth - By providing clear utility billing guidelines, the city reduces barriers to Middle Housing
development, making it easier for property owners and developers to invest in diverse housing solutions.

The sections to be modified are shown in Appendix A.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:
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Date: 6/17/2025 File No. AM No. 25-100
Meeting of: City Council Type: Consent Item

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Redmond 2050 Comprehensive Plan: Housing Element
RMC Chapter 13: Water and Sewers
RMC Chapter 15.24: Clearing, Grading, and Stormwater Management

· Required:
In 2023, HB 1110 was signed into Washington State Law that was intended to address the state’s housing
shortage and providing more affordable options. The housing policies in the Redmond 2050 Comprehensive
Plan (adopted in 2024) were updated to implement this law.

· Council Request:
None

· Other Key Facts:
Middle Housing is a new zoning designation that allows greater density in Single Family Residential Areas. This
increased density increases demand and the number system connection and the amount of impervious area.
These changes to the RMC accommodate the greater density introduced by Middle Housing. Use of this fee
structure is intended as a transitional measure. A more comprehensive rate study, planned for later this year,
will review and establish a permanent utility fee structure specifically for Middle Housing.

OUTCOMES:
The proposed changes will facilitate the implementation of Middle Housing Code changes.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
The timeline for influential sources related to the development of this item have included:

· 2018-20: Puget Sound Regional Council VISION 2050

· 2020-21: Redmond Housing Needs Assessment

· 2020-21: Redmond Housing Action Plan
§ Redmond Housing Action Plan Questionnaire

· 2020-21: Redmond Community Strategic Plan

· 2021-23: King County Countywide Planning Policies Updates

· 2021-24: Redmond 2050 - Housing Element Updates

· 2024: Planning Commission Review of Residential Regulations
§ March 27, 2024: Public Hearing

· Outreach Methods and Results:
Redmond 2050 outreach methods have included:

· Redmond 2050 Website

· Digital City Hall Lobby

· Let’s Connect questionnaires, idea boards, and other tools

· Press releases and social media

· Short videos and posting of recordings of workshops
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· Yard signs and Posters

· Utility Bill inserts

· Email newsletters to multiple City lists and partner organizations

· Hiring of Eastside for All for intensive, focused community engagement

· Stakeholder input and Focus group meetings

· Hybrid and remote workshops and interviews

· Tabling at community events

· Pop-up events in community spaces and workplaces

· Translation of selected materials

· Community Advisory Committee input

· Technical Advisory Committee input

· Planning Commission public hearings

· Human Services Commission meetings

· Other boards & Commissions meetings

· Mailed property owner notifications

Quarterly engagement summaries are available at redmond.gov/1495
<https://www.redmond.gov/1495/Engagement-Summaries>

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
No expected changes to budget.

Approved in current biennial budget: ☐  Yes ☐  No ☒  N/A

Budget Offer Number:
N/A

Budget Priority:
Healthy and Sustainable

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A

Funding source(s):
N/A

Budget/Funding Constraints:
N/A

☐  Additional budget details attached
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COUNCIL REVIEW :

Previous Contact(s)

Date Meeting Requested Action

3/18/2025 Committee of the Whole - Planning and Public Works Receive Information

6/3/2025 Committee of the Whole - Planning and Public Works Receive Information

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
These code changes are needed to be in place for review of Middle Housing Submittals.

ANTICIPATED RESULT IF NOT APPROVED:
If not approved, there may be a delay in reviewing middle housing related building permit applications.

ATTACHMENTS:
Attachment A: Draft Ordinance amending RMC 13 and 15
Attachment B: RMC 13 & 15 Change Log
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  AM No. 25-____ 
 

CODE 

 

CITY OF REDMOND 

ORDINANCE NO. ______ 

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, AMENDING REDMOND MUNICIPAL CODE 

(RMC) SECTIONS 13.04.280, 13.08.015, 

13.08.032, 13.16.010, 13.16.020, 13.16.040, 

13.16.050, 13.17.020, 13.17.040, 13.18.040, 

13.18.050, 15.24.060, ADDING MIDDLE HOUSING 

DEFINITIONS TO WATER, AND SEWER RATES, AND 

STORMWATER AND CHARGES; PROVIDING FOR 

SEVERABILITY, AND ESTABLISHING AN EFFECTIVE 

DATE 

 

 

WHEREAS, in 2023, the Washington State Legislature adopted 

House Bill 1110 to address the state’s housing shortage and promote 

the development of more affordable housing options; and 

WHEREAS, in response to HB 1110, the City of Redmond adopted 

updated housing policies as part of the Redmond 2050 Comprehensive 

Plan in 2024, to support increased housing diversity and 

affordability; and 

WHEREAS, the City of Redmond has designated "Middle Housing" 

as a new zoning category that allows greater residential density 

within Single-Family Residential Areas, thereby supporting the 

city’s goals for more inclusive and varied housing types; and 

WHEREAS, increased density associated with Middle Housing 

leads to a greater number of utility system connections and more 

impervious surface area, requiring clear and equitable updates to 

the Redmond Municipal Code (RMC) to reflect these changes; and 
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WHEREAS, this update aligns with Redmond’s housing policies by 

encouraging Middle Housing development and increasing housing 

options and affordability within the city; and 

WHEREAS, the proposed changes to utility billing practices 

clarify how charges are assessed for Middle Housing, ensuring 

consistency, transparency, and fairness for all residents; and 

WHEREAS, by removing ambiguity in utility billing and system 

connection requirements, the city reduces regulatory barriers to 

housing development and encourages investment in diverse housing 

solutions in support of long-term growth and affordability goals. 

 NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DO ORDAIN AS FOLLOWS: 

Section 1. Classification.  Amendments to Sections 2, 3, 

4, 5, 6, 7, 8, 9, 10, 11, 12 and 13 of this ordinance are of a 

general and permanent nature and shall become a part of the City 

Code.   

Section 2. Amendment of section.  RMC 13.04.280, Position 

of sewers, is hereby amended to read as follows: 

13.04.280 Position of sewers– Size of pipe. 

A. All side sewers shall be laid on not less than two 

percent grade.  

B. There shall be [NOT LESS THAN]at least thirty 

inches of clearance from any foundation wall of any building, 
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and, if there [BE] is no foundation wall, [NOT LESS THAN] at 

least thirty inches of clearance from the outer lines of any 

footings, pilings or building supports;. 

C. There shall [HAVE]be [NOT LESS THAN] a minimum of 

sixty inches of cover at the curb line, and, in a public 

alley, [NOT LESS THAN] a minimum of thirty inches of cover at 

the property line, and a minimum of eighteen inches of cover 

on the private property.  

D. [NO] Any side sewer which is laid generally 

parallel to the curb or curb line shall have [LESS THAN] a 

minimum of forty-eight inches of cover between the curb or 

curb line and the back of sidewalk and not less than thirty 

inches of cover between the back of sidewalk and the property 

line.  

E. All cover measurements shall be based on the 

established grade, or on existing improvements, or shall be 

approved by the City Engineer.  

F. No side sewer shall be less than six inches in 

diameter in public area except as otherwise specified in the 

City’s “standard plans and specifications”.  

G. Wherever a storm sewer is available, downspouts 

shall be connected therewith in a manner approved by the City 

Engineer; but such requirement shall not apply to the 
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connection of any downspout with a sanitary sewer which is 

hereby prohibited and is unlawful.  

H. One side sewer is required for each building, with 

the exceptions of single-family homes and middle housing 

units.  Standards for these are included in the most recent 

version of the City of Redmond Water and Wastewater Design 

Requirements and are adopted by reference.  

[NOT MORE THAN ONE BUILDING SHALL BE CONNECTED TO A SIDE SEWER 

EXCEPT BY PERMISSION OF THE CITY ENGINEER. ANY ONE SINGLE-

FAMILY RESIDENCE SHALL BE CONNECTED WITH NOT LESS THAN FOUR 

INCH DIAMETER PIPE AND ANY MULTIPLE DWELLING, INDUSTRIAL OR 

COMMERCIAL BUILDING, OR GROUP OF TWO SINGLE-FAMILY RESIDENCES 

SHALL BE CONNECTED WITH NOT LESS THAN SIX INCH DIAMETER PIPE.] 

I. All vaults or privies shall be disinfected and 

filled with fresh earth. All septic tanks, cesspools and 

similar installations shall be disinfected and filled with 

fresh earth at the time of the discontinuance of the use 

thereof. 

Section 3. Amendment of section.  RMC 13.08.015, Meters 

required, is hereby amended to read as follows: 

13.08.015 Meters required 

A. Each separate structure or use shall be served 

through at least one water meter to determine the water 

consumption. The following structures or uses do not need to 
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be separately metered but may be combined with other metered 

structures or uses as described. 

1. Accessory buildings associated with single-

family dwelling units, including garages, greenhouses, 

cabanas, workshops and similar structures not used for 

sleeping, cooking or other residence-specific functions may 

be combined with the associated single-family structure. 

2. Individual mobile homes in a mobile home park 

may be combined except that not more than twenty (20) units 

shall be served by a single meter. 

3. Restroom and accessory facilities serving a 

public park may be combined with other metered uses. 

4. “Portable” classroom buildings at a school may 

be combined as a single metered use but shall be separately 

metered from other primary structures. 

5. “Portable” commercial structures or buildings 

such as construction trailers, landscape or building 

maintenance buildings. 

B. Landscape irrigation systems shall be separately 

metered, except those installed at a single-family residence, 

middle housing residential unit, or those installed at other 

use classifications where the use is served through a water 

meter less than one inch in size. At the option of the owner, 
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the meter may be city owned or it may be a customer owned 

exempt meter as provided in Section 13.08.040. 

C. Service to the residential units of a mixed-use 

structure shall be served through a separate meter if there 

are more than [TWO] three residential units. 

D. Facilities that [WHICH]are owned and operated by the 

water utility are exempt from these requirements.  

E.  Middle housing comprised of attached dwelling units 

in a single structure shall be served by at least one water 

meter per structure. Middle housing comprised of detached 

dwelling units shall have their own individual meters.  

F.  Attached and detached accessory dwelling units can 

share a water meter with the primary residence. 

Section 4. Amendment of section.  RMC 13.08.032, Full 

service installations, is hereby amended to read as follows: 

13.08.032 Full service installations. 

Full service installations shall only be constructed by 

the City [ONLY] for single-family residential structures on 

existing lots. Water service installations for all other 

developments (e.g., multifamily residential, commercial, 

industrial, and new residential plats and short plats) shall 

be constructed as part of the development improvements by the 

applicant or property owner. Water service installation for 

middle housing residential shall be constructed as part of 
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the development improvements by the applicant for four or 

more meters.  

Section 5. Amendment of section.  RMC 13.16.010, 

Definitions, is hereby amended to read as follows: 

13.16.010 Definitions. 

A. Use Classifications. 

1. Detached Single-Family Residential. Detached 

Single-family residential shall include: 

a. One single-family dwelling [SERVED BY A 

SINGLE METER]; or 

b. One single-family dwelling [WHICH] that 

includes an attached and detached accessory dwelling unit(s) 

[, SERVED BY A SINGLE METER; OR 

C. ONE COMMON WALL SINGLE-FAMILY UNIT SERVED BY A SINGLE 

METER]. 

Accessory single-family structures including, but not 

limited to, garages, greenhouses, cabanas, workshops with 

plumbing, etc., shall be incidental uses to single-family 

residential and shall not cause a change in classification to 

multifamily residential or commercial. 

2.   Middle Housing.  Middle Housing includes 

buildings that are compatible in scale, form, and character 

with single-family houses and contain from two to eight 

attached, stacked, or clustered homes including: 
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a. duplexes, triplexes, fourplexes, 

fiveplexes, sixplexes; 

b. townhouses;  

c. stacked flats;  

d. courtyard apartments; and 

e. cottage housing 

Middle housing has the same meaning as RCW 36.70A.030, 

“Middle Housing” and as thereafter amended. 

3[2]. Multifamily Residential. Multifamily 

residential shall include: 

a. A [DUPLEX, TRIPLEX, FOUR-PLEX, OR 

MULTI]nine or more-unit apartment or condominium building; or 

[B. TWO OR MORE SINGLE-FAMILY DWELLINGS OR 

COMMON WALL SINGLE-FAMILY RESIDENTIAL UNITS SERVED THROUGH A 

SINGLE METER; OR] 

[C]b. One or more units in a mobile home park 

served through a single meter; or 

[D]c. Laundry buildings, recreation buildings 

and other accessory buildings in multifamily residential 

developments including associated pools and spas; or 

[E]d. Boarding homes, group homes and 

retirement homes not including convalescent centers or 

nursing homes. 
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4[3]. Commercial. Commercial shall include all 

uses not classified as single-family residential, middle 

housing, multifamily residential, irrigation, or cooling 

towers and shall include, but not be limited to, structures 

used for retail sales, offices, manufacturing, schools, 

convalescent centers and nursing homes. Mixed use structures 

with both the commercial and residential uses served by a 

single meter shall be classified commercial. Mixed use 

structures with the commercial and residential uses served by 

separate meters shall be classified multifamily and 

commercial as appropriate for the separate parts. Single-

family residential structures in commercial zones that have 

been converted to commercial uses shall be classified 

commercial, and once converted shall remain commercial even 

if returned to a residential use. 

5[4]. Irrigation. Irrigation shall include meters 

installed which serve primarily landscape irrigation systems 

and include city-owned meters which directly connect to the 

City water system (water only) or privately-owned meters 

located downstream of a city-owned meter (exempt meters). 

Meters which serve park properties, golf courses, commercial 

nurseries or agricultural uses shall be classified as 

irrigation except for meters which serve only nonirrigation 

uses. Exempt meters which serve uses other than landscape 
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irrigation systems shall also be considered irrigation and 

shall not be considered commercial. 

6[5]. Hydrant Use. 

a. Type “A” hydrant use shall include the 

connection to a hydrant with hose or piping one-inch and 

smaller in size for short-term construction and demolition 

activities. 

b. Type “B” hydrant use shall include the 

connection to a hydrant to fill water carrying trucks used 

for construction, street cleaning, parking lot cleaning, 

landscape spraying and other similar uses. 

c. Type “C” hydrant use shall include the 

connection of hose or piping larger than one-inch and any 

other uses not classified Type “A” or Type “B.” Type “C” 

hydrant uses shall be metered. 

7[6]. Fire Sprinklers – Single-Family Residential. 

Fire Sprinkler – Single-family residential shall include all 

single-family residential fire sprinkler systems served by a 

meter which is separate from the domestic water meter and 

shall not include meters which serve both a domestic water 

and fire sprinkler system. 

8[7]. Cooling Tower. Cooling tower uses shall 

include all separately metered supplies to mechanical 

equipment where a large percentage of the water is lost to 

869



Page 11 of 36  Ordinance No. _____ 

  AM No. 25-____ 
 

evaporation. The meter can be either a city-owned meter or 

can be a privately owned metered similar to an exempt meter 

except that the wastewater is not exempt from sewer charges. 

B. Chargeable Wastewater. Chargeable wastewater, for 

calculation of sewer rates and charges, shall be the quantity 

of water metered through a primary meter less the quantity of 

water metered through an exempt meter, if an exempt meter 

exists. An exempt meter may be installed where the use of 

water is such that all of the water used does not enter the 

City sewage system, such as water used for irrigation, or 

consumed in a manufactured product, and the user provides 

proof of these conditions. 

C. Residential Equivalent. One residential equivalent 

for King County sewer charges shall be as established by 

contract with King County.  

Section 6. Amendment of section.  RMC 13.16.020, Water 

service rates and charges, is hereby amended to read as follows: 

13.16.020 Water service rates and charges. 

A. Water service charges shall include a fixed monthly 

charge and a commodity charge. The fixed monthly charge shall 

apply to each meter. The commodity charge may vary with 

consumption depending upon classification and shall apply to 

each meter. The commodity charge rate shall be per 100 cubic 

feet and may be prorated for fractional parts of 100 cubic 
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feet. The charges vary by service area and by season. Summer 

commodity charges shall apply for all service for which a 

billing statement is prepared starting June 1st and ending 

October 31st. Water service rates and charges shall be in 

accordance with the following rate schedules: 

1. Redmond Service Area. 

a. Single-Family Residential ,Townhouses, and Cottage Houses. 

2025 RATES 

Meter Size 

(inches) 

Fixed Monthly 

Charge 

Commodity Charge (per 100 CF per 

month) 

0 – 

4.00 

4.01 – 

10.00 

10.01 – 

20.00 

20.01 and 

over 

5/8" x 3/4" and 

3/4" 

$17.95 $2.20 $4.40 $6.60 $8.80 

1" 22.79 2.20 4.40 6.60 8.80 

1 1/2" 27.56 2.20 4.40 6.60 8.80 

2" 40.86 2.20 4.40 6.60 8.80 

 

 
2026 AND AFTER RATES 

Meter Size 

(inches) 

Fixed Monthly 

Charge 

Commodity Charge (per 100 CF per 

month) 

0 – 

4.00 

4.01 – 

10.00 

10.01 – 

20.00 

20.01 and 

over 

5/8" x 3/4" and 

3/4" 

$19.30 $2.37 $4.73 $7.10 $9.46 

1" 24.50 2.37 4.73 7.10 9.46 

1 1/2" 29.63 2.37 4.73 7.10 9.46 

2" 43.93 2.37 4.73 7.10 9.46 

 

b. Multifamily Residential and Middle Housing Units Not Billed as 

Single-Family Housing which is all Middle Housing except for 

Townhouses and Cottage Housing. 
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2025 RATES 

Meter Size 

(inches) 

Fixed Monthly 

Charge 

Commodity Charge (per 100 CF) 

Winter Summer 

5/8" x 3/4" and 3/4" $25.11 $3.09 $5.28 

1" 44.70 3.09 5.28 

1 1/2" 77.28 3.09 5.28 

2" 116.32 3.09 5.28 

3" 221.55 3.09 5.28 

4" 338.76 3.09 5.28 

6" 664.64 3.09 5.28 

8" 1,056.22 3.09 5.28 

 

2026 AND AFTER RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 

Winter Summer 

5/8" x 3/4" and 3/4" $27.00 $3.32 $5.67 

1" 48.05 3.32 5.67 

1 1/2" 83.08 3.32 5.67 

2" 125.04 3.32 5.67 

3" 238.16 3.32 5.67 

4" 364.17 3.32 5.67 

6" 714.49 3.32 5.67 

8" 1,135.44 3.32 5.67 

c. Commercial. 

2025 RATES 

Meter Size 

(inches) 

Fixed Monthly 

Charge 

Commodity Charge (per 100 CF) 

Winter Summer 

5/8" x 3/4" and 3/4" $25.11 $3.09 $5.28 

1" 44.70 3.09 5.28 

1 1/2" 77.28 3.09 5.28 

2" 116.32 3.09 5.28 

3" 221.55 3.09 5.28 

4" 338.76 3.09 5.28 

6" 664.64 3.09 5.28 

8" 1,056.22 3.09 5.28 

2026 AND AFTER RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 
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Winter Summer 

5/8" x 3/4" and 3/4" $27.00 $3.32 $5.67 

1" 48.05 3.32 5.67 

1 1/2" 83.08 3.32 5.67 

2" 125.04 3.32 5.67 

3" 238.16 3.32 5.67 

4" 364.17 3.32 5.67 

6" 714.49 3.32 5.67 

8" 1,135.44 3.32 5.67 

d. Irrigation and Cooling Tower. 

2025 RATES 

Meter Size 

(inches) 

Fixed Monthly Charge 
Commodity Charge (per 100 CF 

per month) 
Water-Only 

Meter 

Exempt 

Meter 

5/8" x 3/4" and 3/4" $23.11 $0.00 $7.77 

1" 41.13 0.00 7.77 

1 1/2" 71.11 0.00 7.77 

2" 107.03 0.00 7.77 

3" 203.85 0.00 7.77 

4" 311.71 0.00 7.77 

6" 611.56 0.00 7.77 

8" 971.85 0.00 7.77 

2026 AND AFTER RATES 

Meter Size 

(inches) 

Fixed Monthly Charge 
Commodity Charge (per 100 CF 

per month) 
Water-Only 

Meter 

Exempt 

Meter 

5/8" x 3/4" and 3/4" $24.85 $0.00 $8.36 

1" 44.21 0.00 8.36 

1 1/2" 76.44 0.00 8.36 

2" 115.05 0.00 8.36 

3" 219.14 0.00 8.36 

4" 335.09 0.00 8.36 

6" 657.42 0.00 8.36 

8" 1,044.74 0.00 8.36 

e. Fire Sprinkler – Single-Family Residential. 

2025 AND AFTER RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 
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5/8" x 3/4" and 3/4" $4.55 $6.11 

1" 5.54 6.11 

1 1/2" 8.70 6.11 

2" 12.44 6.11 

The commodity charge shall apply to all water used except for water 

used during a fire event. 

2. Novelty Hill Service Area. 

a. Single-Family Residential[.] ,Townhouses, and Cottage Housing. 

2025 RATES 

Meter Size 

(inches) 

Fixed Monthly 

Charge 

Commodity Charge (per 100 CF per 

month) 

0 – 

4.00 

4.01 – 

9.00 

9.01 – 

16.00 

16.01 and 

over 

5/8" x 3/4" and 

3/4" 

$28.13 $4.65 $9.32 $13.96 $18.62 

1" 33.13 4.65 9.32 13.96 18.62 

1 1/2" 45.63 4.65 9.32 13.96 18.62 

2" 69.97 4.65 9.32 13.96 18.62 

2026 AND AFTER RATES 

Meter Size 

(inches) 

Fixed Monthly 

Charge 

Commodity Charge (per 100 CF per 

month) 

0 – 

4.00 

4.01 – 

9.00 

9.01 – 

16.00 

16.01 and 

over 

5/8" x 3/4" and 

3/4" 

$30.24 $5.00 $10.02 $15.01 $20.02 

1" 35.62 5.00 10.02 15.01 20.02 

1 1/2" 49.06 5.00 10.02 15.01 20.02 

2" 75.22 5.00 10.02 15.01 20.02 

b. Multifamily Residential[.] and Middle Housing Units except for 

Townhouses, and Cottage Housing. 

2025 RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 

Winter Summer 

5/8" x 3/4" and 

3/4" 

$34.52 $4.39 $6.34 

1" 67.57 4.39 6.34 

1 1/2" 122.78 4.39 6.34 
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2" 190.22 4.39 6.34 

3" 367.14 4.39 6.34 

4" 566.68 4.39 6.34 

6" 1,117.41 4.39 6.34 

8" 1,782.53 4.39 6.34 

2026 AND AFTER RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 

Winter Summer 

5/8" x 3/4" and 

3/4" 

$37.11 $4.71 $6.82 

1" 72.64 4.71 6.82 

1 1/2" 131.98 4.71 6.82 

2" 204.49 4.71 6.82 

3" 394.68 4.71 6.82 

4" 609.18 4.71 6.82 

6" 1,201.21 4.71 6.82 

8" 1,916.22 4.71 6.82 

c. Commercial. 

2025 RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 

Winter Summer 

5/8" x 3/4" and 

3/4" 

$34.52 $4.39 $6.34 

1" 67.57 4.39 6.34 

1 1/2" 122.78 4.39 6.34 

2" 190.22 4.39 6.34 

3" 367.14 4.39 6.34 

4" 566.68 4.39 6.34 

6" 1,117.41 4.39 6.34 

8" 1,782.53 4.39 6.34 

2026 AND AFTER RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 

Winter Summer 

5/8" x 3/4" and 

3/4" 

$37.11 $4.71 $6.82 

1" 72.64 4.71 6.82 

1 1/2" 131.98 4.71 6.82 

875



Page 17 of 36  Ordinance No. _____ 

  AM No. 25-____ 
 

2" 204.49 4.71 6.82 

3" 394.68 4.71 6.82 

4" 609.18 4.71 6.82 

6" 1,201.21 4.71 6.82 

8" 1,916.22 4.71 6.82 

d. Irrigation and Cooling Tower. 

2025 RATES 

Meter Size 

(inches) 

Fixed Monthly Charge 
Commodity Charge (per 

100 CF) 
Water-Only 

Meter 

Exempt 

Meter 

5/8" x 3/4" and 

3/4" 

$33.52 $0.00 $16.73 

1" 65.61 0.00 16.73 

1 1/2" 119.21 0.00 16.73 

2" 184.69 0.00 16.73 

3" 356.45 0.00 16.73 

4" 550.17 0.00 16.73 

6" 1,084.86 0.00 16.73 

8" 1,730.61 0.00 16.73 

2026 AND AFTER RATES 

Meter Size 

(inches) 

Fixed Monthly Charge 
Commodity Charge (per 

100 CF) 
Water-Only 

Meter 

Exempt 

Meter 

5/8" x 3/4" and 

3/4" 

$36.03 $0.00 $17.98 

1" 70.53 0.00 17.98 

1 1/2" 128.15 0.00 17.98 

2" 198.54 0.00 17.98 

3" 383.18 0.00 17.98 

4" 591.44 0.00 17.98 

6" 1,166.22 0.00 17.98 

8" 1,860.41 0.00 17.98 

e. Fire Sprinkler – Single-Family Residential. 

2025 AND AFTER RATES 

Meter Size (inches) 
Fixed Monthly 

Charge 

Commodity Charge (per 100 

CF) 

5/8" x 3/4" and 3/4" $7.21 $12.50 

1" 8.56 12.50 
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1 1/2" 13.67 12.50 

2" 19.96 12.50 

The commodity charge shall apply to all water used except for water 

used during a fire event. 

Section 7. Amendment of section.  RMC 13.16.040, Sewer 

service rates and charges, is hereby amended to read as follows: 

13.16.040 Sewer service rates and charges. 

A. Single-Family Residential, Townhouses, and Cottage 

Houses. 

Sewer rates and charges for single-family residential, 

townhouses, and cottage housing shall include two components, 

a Redmond collection component and a King County Wastewater 

Treatment component. The Redmond collection component for the 

Redmond Service Area shall be a monthly rate of $16.14 per 

single-family residential connection in 2025 and $17.35 per 

single-family residential connection in 2026 and after. The 

Redmond collection component for the Novelty Hill Service 

Area shall be a monthly rate of $45.95 per single-family 

residential connection in 2025 and $49.39 per single-family 

residential connection in 2026 and after. The King County 

Wastewater Treatment component shall be a monthly rate and 

shall be equal to the residential rate set by King County. 

B.  Multifamily Residential and Middle Housing Units 

except for Townhouses and Cottage Housing. 
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Sewer rates and charges for multifamily residential and 

Middle Housing units except for townhouse and cottage housing 

shall include two components, a Redmond collection component 

and a King County Wastewater Treatment component. The Redmond 

collection component for the Redmond Service Area shall 

include a base charge of $22.65 per month for 2025, which 

shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $2.35 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet; 

and a base charge of $24.35 per month for 2026 and after, 

which shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $2.53 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet. 

The Redmond collection component for the Novelty Hill Service 

Area shall include a base charge of $52.94 per month for 2025, 

which shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $5.59 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet; 

and a base charge of $56.91 per month for 2026 and after, 

which shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $6.01 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet. 

The King County Wastewater Treatment component shall be the 

King County residential equivalent rate converted to a 
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commodity charge per 100 cubic feet of chargeable wastewater, 

except that the minimum King County Wastewater Treatment 

component shall be equal to the amount for a single-family 

equivalent per month per meter. Each meter within an account 

shall be subject to the minimum monthly charges. 

C. Commercial. Sewer rates and charges for commercial 

shall include two components, a Redmond collection component 

and a King County Wastewater Treatment component. The Redmond 

collection component for the Redmond Service Area shall 

include a base charge of $22.65 per month for 2025, which 

shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $2.35 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet; 

and a base charge of $24.35 per month for 2026 and after, 

which shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $2.53 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet. 

The Redmond collection component for the Novelty Hill Service 

Area shall include a base charge of $52.94 per month for 2025, 

which shall include the first 600 cubic feet of chargeable 

wastewater, plus a commodity charge of $5.59 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet; 

and a base charge of $56.91 per month for 2026 and after, 

which shall include the first 600 cubic feet of chargeable 
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wastewater, plus a commodity charge of $6.01 per 100 cubic 

feet of chargeable wastewater over the first 600 cubic feet. 

The King County Wastewater Treatment component shall be the 

King County residential equivalent rate converted to a 

commodity charge per 100 cubic feet of chargeable wastewater, 

except that the minimum King County Wastewater Treatment 

component shall be equal to the amount for a single-family 

equivalent per month per meter. Each meter within an account 

shall be subject to the minimum monthly charges. 

D. Other. Sewer rates and charges for other uses which 

do not have a metered water supply such as, but not limited 

to, parking garages, dumpsters/compactors, gasoline station 

pump islands, surface drains, etc., shall be at the commercial 

rate in subsection C of this section. The Public Works 

Director or designee may establish a monthly estimate of the 

quantity of wastewater that is considered chargeable 

wastewater depending on the use being connected. Each 

individual use shall be subject to minimum monthly charges as 

though it was a metered use.  

E. Cooling Tower. Sewer rates and charges for cooling 

towers shall be the same as commercial except that chargeable 

wastewater shall be 15 percent of the metered water supply. 

F. Billing Period. The monthly and commodity rate for 

the King County Wastewater Treatment component for the entire 
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billing period shall be the King County rates in effect on 

the billing date.  

Section 8. Amendment of section.  RMC 13.16.050, 

Supplemental water and sewer rates and charges, is hereby amended 

to read as follows: 

13.16.050 Supplemental water and sewer rates and charges. 

The following supplemental water and sewer rates and 

charges shall be in addition to or a reduction to other water 

and sewer rates and charges as specified: 

A. Low Income Disabled and Low Income Senior Citizen 

Credit. A “low income disabled” or “low income senior 

citizen” credit of 50 percent of monthly water, sewer, King 

County Wastewater Treatment, and storm drain charges shall be 

allowed to persons who make application therefor to the City 

and who qualify for such credit. For the purposes of this 

section, “low income senior citizen” means a person who has 

attained the age of 62 years and whose total household income 

from all sources does not exceed the amount specified as “very 

low income” in the regulations of the United States Department 

of Housing and Urban Development (HUD) for Section 8 programs, 

as now existing or as hereafter amended. For the purposes of 

this section, “low income disabled” means a person whose total 

household income from all sources does not exceed the amount 

specified as “very low income” under the regulations of the 
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United States Department of Housing and Urban Development 

(HUD) for Section 8 programs, as now existing or as hereafter 

amended, and who has been determined to be totally and 

permanently disabled as defined by the Social Security 

Administration or the Veterans Benefits Administration. 

Applications must include proof of such disability from the 

Social Security Administration or Veterans Affairs. To 

qualify for either credit you must be a “low income senior 

citizen” or “low income disabled”; and you must reside in a 

living unit that has a use classification of single-family 

residential or middle housing, and you must be the person or 

spouse of the person named on the billing statement. The 

credit shall only be allowed from and after the date that the 

application is approved. The City shall not be liable for the 

failure of any qualified person to make application for the 

credit and there shall be no entitlement to such credit in 

the absence of an application. 

B. Outside City Surcharge 

1. Novelty Hill Service Area. There are no outside 

City surcharges for the Novelty Hill service area. 

2. Redmond Service Area. Properties located outside 

of the corporate limits of the City in the Redmond service 

area shall be charged an “outside city surcharge” of 25 

percent of the total water and sewer charges in addition to 
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such normal rates and charges, except that the surcharge shall 

not apply to the King County Wastewater Treatment component 

of the sewer charges and except that the surcharge shall not 

apply to any water charges for those properties to which 

service is provided pursuant to the Rosehill Water District 

Assumption Agreement. 

C. King County Supplemental Charges. King County 

supplemental charges shall be any special charge, surcharge, 

rate, or fee that is billed by King County and attributable 

to a single user for special services or treatment of high 

strength or special wastes. 

D. Novelty Hill Service Area Depreciation Rate 

Surcharge. Within the Novelty Hill service area a 

depreciation rate surcharge shall be collected at the time of 

sale of water meters or side sewer permits and shall be 

collected for each meter and side sewer connection. The charge 

shall be based on water meter size for all classes of use and 

shall be as follows: 

1. Water. 

Meter Size Surcharge 

5/8" x 3/4" $   425.00 

1" 1,065.00 

1 1/2" 2,125.00 

2" 3,400.00 

3" 6,800.00 

4" 10,625.00 
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6" 21,250.00 

2. Sewer. 

Meter Size Surcharge 

5/8" x 3/4" $   325.00 

1" 815.00 

1 1/2" 1,625.00 

2" 2,600.00 

3" 5,200.00 

4" 8,125.00 

6" 16,250.00 

 

For sewer connections that do not have a water supply, 

the Public Works Director or his/her designee shall establish 

meter size equivalent for the use. 

E. Miscellaneous Service Fees. The Public Works Director 

shall establish regulations, procedures and fees for 

incidental services provided by the utility for services, 

including but not limited to meter testing, exchanging, or 

removal; fire hydrant flow testing; the cross-connection and 

backflow prevention program; customer service requests; final 

bill reading; sewer television services; system damage and 

vandalism; pre-treatment device inspections; water and sewer 

availability letters and certificates; construction storm 

water discharges to the sanitary sewer; utility location 

requests; and other such services.  

Section 9. Amendment of section.  RMC 13.17.020, Billing, 

is hereby amended to read as follows: 
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13.17.020 Billing. 

A.  Billing for single-family residential and middle 

housing townhouses and cottage houses shall be bimonthly. 

Billing for multifamily residential, middle housing except 

for townhouses and cottage houses, commercial, other 

developed (storm water only), and irrigation shall be 

monthly, except that multifamily residential, commercial, 

other developed, and irrigation may be billed bimonthly for 

isolated uses located within single-family areas. Billing 

dates may be staggered throughout the month and billing dates 

shall be established administratively by the Finance 

Director. 

B.  Fixed monthly charges shall apply from billing date 

to billing date, read date to read date, or shall apply for 

a one-month period of time, as determined by the Finance 

Director, and may be prorated based on the number of days in 

the billing period. Commodity charges shall be based on 

consecutive meter readings which shall be scheduled to be 

completed a reasonable time before the billing dates. 

C.  If on the billing date the meter reading for the 

billing period shall not have been completed, the consumption 

for the billing period shall be estimated from patterns of 

previous consumption. 
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D.  For water and sewer accounts a final billing will be 

processed when a change in ownership [OCCURS]or [WHEN] a 

change in tenants occurs. 

E.  A final storm water bill for a change in tenants 

will only be processed if the account is classified as single-

family or middle housing and is billed with the water or sewer 

bills as indicated in Section 13.17.040.B.  

F. For storm water accounts classified as “other 

developed” a final bill will only be processed when there is 

a change in parcel ownership or unit ownership for Middle 

Housing.  

G. An administrative fee in an amount established by the 

Finance Director to cover the administrative costs for 

processing a final bill shall be charged to any account for 

which a final billing is processed.  

Section 10. Amendment of section.  RMC 13.17.040, Billing 

Statements, is hereby amended to read as follows: 

13.17.040 Billing Statements. 

A.  Water and Sewer billing statements for single-family 

residential, middle housing, multifamily residential, 

commercial and irrigation accounts shall be made in the name 

of the property owner, or pursuant to a property owner’s 

written agreement with the City, to a management company, 

tenant, or other authorized agent.   
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B.  For residential parcels classified as single-family 

by the stormwater code, Sections 13.18.040.E, the storm water 

fee shall be billed with the sanitary sewer or on the water 

bill for the entire parcel if the property is served by those 

utilities. 

C.  For “other developed” parcels [(INCLUDING DUPLEXES)] 

and middle housing units, a single storm water-only bill will 

be issued to the property owner (taxpayer) of record per the 

King County Assessor Records. At the written request of the 

property owner, the bill may be forwarded to a property 

management company or a payment processing center; however, 

no storm water billings for “other developed” parcels will be 

made in the name of a tenant. Property held in common by 

several owners may be billed to a homeowners’ association or 

property management company at the written request of the 

property owners. 

D.  A separate storm water bill shall be issued to the 

property owner (taxpayer) of record per the King County 

Assessor Records for single-family and other developed 

parcels within the City which are not city water or sanitary 

sewer customers. 

E. Billings made to persons other than the property 

owner shall not relieve the owner of the property from 

liability for payments of rates and charges for water service, 
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hydrant use, sewer service and storm water management 

service, including, but not limited to, monthly charges, 

commodity charges, delinquency charges, lien fees and court 

fees and shall not in any way affect the lien rights of the 

City against the property to which the services are furnished.  

Section 11. Amendment of section.  RMC 13.18.040, Rates 

and Charges - Definitions, is hereby amended to read as follows: 

13.18.040 Rates and Charges – Definitions. 

As used in this chapter, the following terms have the 

meanings set forth below: 

A.  “Developed parcel” means a parcel of real property 

which has been altered by grading or filling of the ground 

surface, or by construction of any improvement or other 

impervious surface area which affects the hydraulic 

properties of the parcel. 

B.  “Impervious surface” means those hard surfaced areas 

which either prevent or retard the entry of water into the 

soil in the manner that such water entered the soil under 

natural conditions preexisting any development on the 

property, and/or those hard surfaced areas which cause water 

to run off the surface in greater quantities or at an 

increased rate of flow from that present under natural 

conditions preexisting any development on the property, 

including, but not limited to, such surfaces as rooftops, 
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‘green roofs’, asphalt or concrete sidewalks, paving, 

driveways, parking lots, walkways, patio areas, storage 

areas, and gravel, oiled macadam, pervious asphalt or 

concrete, or other surfaces which similarly affect the 

natural infiltration or runoff patterns existing prior to 

development. 

C.  “Impervious unit” means a configuration or 

conglomeration of impervious surface estimated to contribute 

an amount of runoff to the City’s storm water management 

system which is approximately equal to that created by the 

average single-family residential parcel. One impervious unit 

(IU) is equivalent to two thousand square feet of impervious 

surface area. For purposes of computation of rates and 

charges, impervious units are truncated to the nearest tenth. 

D.  “Parcel” means the smallest separately segregated 

unit or plot of land having an identified owner, boundaries 

and surface area which constitutes a separate lot or tract 

capable of being conveyed without further subdivision. 

E.  “Single-family parcel” means a parcel which has been 

developed with a single-family residence. 

F.  “Undeveloped parcel” means any parcel of real 

property which has not been altered by grading or filling of 

the ground surface, or by construction of any improvement or 
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other impervious surface area which affects the hydraulic 

properties of the parcel. 

G.  Repealed by Ord. 2864. 

H.  “Other developed parcel” means any developed parcel 

not defined as a single-family parcel in subsection E of this 

section, including [DUPLEXES] middle housing and rights-of-

way.  

Section 12. Amendment of section.  RMC 13.18.050, System 

of charges, is hereby amended to read as follows: 

13.18.050 System of charges. 

The following monthly service charges are established 

for all parcels of real property within the boundaries of the 

City, as they now exist or as they may be hereafter amended, 

for the purpose of carrying on the responsibilities of the 

storm water management utility. All developed parcels shall 

be charged the monthly service charge regardless of whether 

the parcel has a storm drainage connection to the storm water 

system: 

A. Undeveloped Parcels. Undeveloped parcels shall not be 

charged. 

B. Single-Family Parcels. The monthly service charge for 

each single-family parcel shall be $16.97 per month, for 2025; 

and a base charge of $17.06 per month for 2026 and after which 

shall hereafter be referred to as the “base rate.” 
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C. Other Developed Parcels. The monthly service charge 

for all other developed parcels, including middle housing, 

city-owned properties and rights-of-way, shall be computed by 

multiplying the base rate times the number of impervious units 

applicable to the parcel times the rate adjustment for the 

parcel as determined under Section 13.18.060. This formula is 

expressed mathematically as follows: 

Charge = Base Rate X IUs X Rate Adjustment  

D. Minimum Charge. Notwithstanding the number of 

impervious units applicable to any individual property, there 

shall be a minimum monthly service charge for all developed 

properties equal to the base rate.  

Section 13. Amendment of section.  RMC 15.24.060, 

Classification of clearing, grading and stormwater management 

construction activities, is hereby amended to read as follows: 

15.24.060 Classification of clearing, grading and stormwater 

management construction activities. 

A.  A clearing, grading and stormwater management permit 

may be considered as a component of a building permit or other 

permit, rather than as a separate permit, if City-approved 

drawings for such activities are included under the other 

permit. 

B.  The Director shall specify what submittal and 

application materials are required for a complete 
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application, including the type of submittals, the required 

level of detail, the minimum qualifications of preparers of 

technical documents, and the number of copies that must be 

submitted. 

C.  Clearing, grading and stormwater management 

activities are classified based on type, location and timing 

of development activity proposed. Table 1 outlines the 

classifications for clearing, grading and stormwater 

management activities and briefly reviews processing. Other 

City processes, approvals and permits may also be required 

for projects. The Director may adjust classifications and 

permit processing steps for proposed projects which are shown 

to be in multiple classifications or are otherwise not 

appropriately classified under the criteria shown in Table 1 

and may adjust processing steps and fees as appropriate. 

D.  Project Classification and Processing Table. 

Table 1  

Project 

Classification 

Typical Type of  

Development 

Activity 

City Permit Which 

Allows Clearing, 

Grading and 

Stormwater 

Management 

Construction* 

Summary of Permit 

Process for Clearing, 

Grading and Stormwater 

Management Construction 

Building 

Projects 

Single-family, 

[DUPLEX 

CONSTRUCTION,] 

middle housing, 

Building Permit Clearing, grading and 

stormwater management 

activities are reviewed 

in conjunction with the 
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Project 

Classification 

Typical Type of  

Development 

Activity 

City Permit Which 

Allows Clearing, 

Grading and 

Stormwater 

Management 

Construction* 

Summary of Permit 

Process for Clearing, 

Grading and Stormwater 

Management Construction 

commercial, 

industrial and 

multifamily 

construction, 

additions 

Building Permit plans. 

Single-family and 

[DUPLEXES] middle 

housing are reviewed by 

the Construction and 

Building Divisions[, 

A].  All other projects 

are reviewed by the 

Development Services 

Division 

Development 

Projects 

Subdivision, 

utility 

construction 

outside City 

right-of-way 

Approved Civil 

Drawings 

Clearing, grading and 

stormwater management 

activities are reviewed 

by the Development 

Services Division as all 

or part of the site 

improvement plans 

Right-of-Way 

Projects 

Construction 

activities all 

or partly 

within the City 

right-of-way 

Street Use Permit Clearing, grading and 

stormwater management 

activities are reviewed 

by the Development 

Services Division as 

part of the project 

Rough Grading 

Projects 

Clearing and/or 

grading of a 

site before all 

final approvals 

of the entire 

project 

Rough Grading 

Permit 

Clearing and grading 

activities are reviewed 

by the Development 

Services Division prior 

to other site 

improvements plans. 

Special conditions 
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Project 

Classification 

Typical Type of  

Development 

Activity 

City Permit Which 

Allows Clearing, 

Grading and 

Stormwater 

Management 

Construction* 

Summary of Permit 

Process for Clearing, 

Grading and Stormwater 

Management Construction 

shall be met for 

issuance of Rough 

Grading plans (see RMC 

15.24.070). 

Clearing and 

Grading 

Projects 

Clearing and 

Grading only 

projects 

including 

landscaping 

project (see 

RMC 15.24.050 

for the minimum 

thresholds that 

trigger a 

clearing and 

grading permit) 

Clearing and 

Grading Permit 

Clearing and grading 

activities are reviewed 

by the Development 

Services Division. 

* Construction is allowed only when approved plans for clearing, grading and stormwater 

management construction are issued with the appropriate permit listed in the table. 

Section 14. Severability. If any section, sentence, clause 

or phrase of this ordinance should be held to be invalid or 

unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity or 

constitutionality of any other section, sentence, clause or phrase 

of this ordinance. 

Section 15. Effective Date. This ordinance shall take 

effect on June 30, 2025, provided it is five days after its 
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publication, or publication of a summary thereof, in the City’s 

newspaper or as otherwise provided by law. 

ADOPTED by the Redmond City Council this _____ day of ______, 

2025. 

CITY OF REDMOND 

  

 

 

  ______________________ 

  ANGELA BIRNEY, MAYOR 

 

 

ATTEST: 

 

 

 

____________________________________ 

CHERYL D. XANTHOS, MMC, CITY CLERK   (SEAL) 

 

 

APPROVED AS TO FORM: 

 

 

 

___________________________ 

DANIEL KENNY, CITY ATTORNEY 

 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:    

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO:  
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Attachment B – RMC 13 & 15 Change Log 
 

Citation Change Why 

RMC 13.04.280 
B-D 
 

 Clarified language for 
depth of side sewers 
parallel to the street 

 Language for required depth of cover for side sewer 
laterals was confusing.  The language was edited to make 
it more understandable.  This change was not directly 
influenced by Middle Housing but was needed to provide 
clarity. 

RMC 
13.04.280.H 
Position of 
sewers – Size 
of pipe 

 Updated to allow up to 
four middle housing 
units to share a side 
sewer lateral from the 
current 2 units per side 
sewer lateral. 

 Facilitates implementation of Middle Housing projects by 
allowing up to four middle housing units to use a single 
lateral. This will help to reduce underground congestion, 
conflicts with other utilities and cost. 

RMC 13.08.015  
Meters 
Required 

 Added meter 
requirements for middle 
housing 

 Facilitates and provides direction for implementation of 
Middle Housing projects. Allows for one irrigation meter for 
multiple Middle Housing units.  Allows for Middle Housing 
Units with more than one unit in a single structure to share 
a meter.  Again, this helps reduce underground 
congestion, conflict with other utilities and cost. 

RMC 13.08.032 
Full Service 
Installations 

 Added threshold for 
water service 
installation by City or 
developer 

 Facilitates and provides direction for implementation of 
Middle Housing projects. Requires that developers for 
Middle Housing projects with four or more meters will be 
constructed as part of the development.  For Middle 
Housing projects with 3 or less meters the City will install 
the meters.  Three meters is the maximum number of 
meters allowed on a 2” water service lateral. 

RMC 13.16.010 
Definitions 

 Added middle housing 
definition. Updated 
multifamily definition. 
Updated detached 
single-family residential 
definition. 

 Previously, Middle Housing was not explicitly defined in 
this section of the code. 

 By adding a definition, the city ensures that Middle 
Housing (which includes duplexes, triplexes, fourplexes, 
cottage housing, and townhomes) is recognized and 
properly classified for utility and regulatory purposes. 

RMC 13.16.020 
Water Service 
Rates and 
Charges 

 Added townhouses and 
cottages to single-family 
residential water service 
rates. 

 Added all middle 
housing types not billed 
as single-family housing 
to multifamily water 
service rates. 

 Consistent with the City’s current utility billing system. 
Existing residents in middle housing home types will 
maintain their existing water service billing structure. 

 Avoids the complexity of reclassifying existing homes and 
determining which qualify as middle housing under the 
new code while a utility rate study is completed.  

RMC 13.16.040 
Sewer Service 
Rates and 
Charges 

 Added section for 
middle housing 

 Creates separate rates for Middle Housing units to 
distinguish Middle Housing units from Multi-family, and 
other residential unit types. 

 Without this distinction, Middle Housing developments 
might have been charged using single-family or 
multifamily rates, which may not fairly reflect their sewer 
system impact. 

RMC 13.16.050 
Supplemental 
water and 
sewer rates and 
charges 

 Added middle housing 
to “Low Income” credit. 

 This update creates a special low-income credit for Middle 
Housing to ensure that people living in these types of 
housing developments can benefit from financial 
assistance on their water and sewer charges. This change 
is part of a broader effort to support affordable housing 
options and ensure that residents in Middle Housing who 
are struggling financially can access the services they 
need at a more affordable rate. 
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Citation Change Why 

RMC 13.17.020 
Billing 

 Added Middle Housing 
as a classification for 
utility accounts. 

 Identify Middle Housing 
as unit ownership 
instead of parcel 
ownership 

 By defining Middle Housing as unit ownership rather than 
parcel ownership, the city clarifies how utilities are billed. 
Instead of treating a development as a single parcel 
(which could lead to unfair or unclear billing structures), 
the code ensures that each unit is responsible for its own 
utility account. This makes utility billing more equitable 
and transparent for residents.  

RMC 
13.17.040.A & 
RMC 
13.17.040.C 
Billing 
Statements 

 Add Middle Housing to 
the description of utility 
billing statements and 
define the recipients of 
those statements for 
Middle Housing. 

 This modification is primarily needed for billing and 
accounting purposes. This modification defines how 
Middle Housing utility billing appears in utility billing 
statements. 

RMC 
13.18.040.H. 
Rates and 
Charges 

 Add “Middle housing 
parcel” to rates and 
charges - definitions 

 The addition of “Middle Housing Parcel” to rates and 
charges definitions ensures that Middle Housing is 
correctly categorized in the city's billing system. 

 This allows for consistent and accurate stormwater fee 
assessments for Middle Housing units, preventing any 
gaps or inconsistencies in revenue collection. 

RMC 13.18.050 
System of 
charges intro 

 Add notion that all 
developed parcels will 
be charged the 
stormwater fee 

 The revised language explicitly states that all developed 
parcels, including Middle Housing, will be charged a 
stormwater fee. 

 This clarification prevents ambiguity and ensures that all 
property owners contribute fairly to the cost of maintaining 
the city’s stormwater infrastructure. 

 Ensuring all developed parcels contribute to these costs 
helps the city maintain sustainable infrastructure and 
protect local waterways from runoff pollution. 

RMC 
13.18.050.C 
System of 
charges 

 Add Middle Housing to 
the “Other Developed 
Parcel” classification for 
monthly service charge 

 This modification is primarily needed for billing and 
accounting purposes. By including Middle Housing in the 
same classification as other developed parcels, it ensures 
that these properties are appropriately billed for monthly 
utility or service charges. This change also streamlines the 
accounting process by formally recognizing Middle 
Housing in the service charge system, making it easier to 
track and bill these properties in the same way other 
developed parcels are billed. 

RMC 
15.24.060.D. 
Table 1 
Classification 
of clearing… 

 Add Middle Housing to 
Building Projects 
classification and 
remove duplexes. 

 Update language in 
table to match process 
regarding plan review 

 This update is important to clarify Middle Housing's role in 
grading and development permits, especially in relation to 
clearing activities for building projects. In many cases, a 
grading permit is required before construction can begin, 
and having a clear classification of Middle Housing helps 
streamline the permitting process. By specifying Middle 
Housing within the Building Projects category, it ensures 
that these types of developments go through the 
appropriate plan review process, ensuring compliance 
with local regulations. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/17/2025 File No. AM No. 25-101
Meeting of: City Council Type: Consent Item

TO: Members of the City Council
FROM: Mayor Angela Birney
DEPARTMENT DIRECTOR CONTACT(S):

Public Works Aaron L. Bert 425-553-5814

DEPARTMENT STAFF:

Public Works Jessica Atlakson Environmental Geologist

Public Works Aaron Moldver Environmental Programs Manager

TITLE:
Adoption of an Ordinance Amending the Redmond Municipal Code Section 13.25, Temporary Construction Dewatering

a. Ordinance No. 3223: An Ordinance of the City of Redmond, Washington, Amending Section 13.25.045 to the

Redmond Municipal Code Imposing Limits on Temporary Construction Dewatering within the City’s Critical

Aquifer Recharge Areas; Providing for Severability and Establishing an Effective Date

OVERVIEW STATEMENT:
The ordinance includes proposed amendments to RMC 13.25 (Temporary Construction Dewatering) to limit temporary
construction dewatering (TCD) within Redmond’s critical aquifer recharge area (CARA). The proposed amendments to
RMC 13.25 are consistent with direction from Council at the December 7, 2021 and August 16, 2022 staff reports and
the February 25, 2025 study session.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Community Strategic Plan (Environmental Sustainability Strategy #2), Redmond 2050 Comprehensive Plan (NE-
26), Environmental Sustainability Action Plan (Strategy W3.4)

· Required:
Redmond Municipal Code 13.25

· Council Request:
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Date: 6/17/2025 File No. AM No. 25-101
Meeting of: City Council Type: Consent Item

December 7, 2021 and August 16, 2022 Council Staff Reports
February 25, 2025 Council Study Session

· Other Key Facts:
There are three phases to this project:

· Phase I - Analyze and identify policy tension by conducting a triple bottom line analysis to determine the
economic, social, and environmental costs and benefits of TCD in Redmond (completed, March 9, 2021).

· Phase II - Analyze policy options and determine path forward for irreconcilable tensions (completed,
December 7, 2021).

· Phase III - Implement recommendations for policy and code amendments.

Phase II policy recommendations were presented at the December 7, 2021, Staff Report. Council approved a phased
approach to implementation of policy and code amendments:

· Midterm changes (2022): Interim limitations to TCD within the CARA (completed).

· Long-term changes (2024/2025): Reduced parking ratios near transit-oriented development and in Urban
Centers (completed); building height increases/incentives within Downtown and Marymoor Village; further
limitations to TCD.

OUTCOMES:
The Redmond TCD Core Team, which includes members of the City’s Public Works, Planning, Fire and Finance

Departments, has been coordinating with the Redmond 2050 team to implement policy and code updates. These

updates were informed by the TCD Business Case Analysis and Redmond City Council direction based on discussions that

took place from January 2020 through September 2022. During those discussions stakeholders were engaged and

deliberated the impacts of dewatering, parking ratios, and building heights with the following recommendations for

code updates:

· Within the critical aquifer recharge area (CARA), dewatering is allowed for utilities, elevator pits, building

footings, and crane footings only. In addition, dewatering is allowed for any structure if the dewatering rate is

less than 500 gallons per minute.

· Reduction of parking ratios and increased building height within the CARA to offset impacts of dewatering

restrictions and align with Redmond 2050 growth targets and zoning changes.

Redmond City Council has given clear and consistent direction that the goal of the TCD policy work is to limit dewatering

to elevator pits, footings, and utilities within the CARA to protect the city’s drinking water resource (Council meeting

dates: March 9, 2021, December 7, 2021, August 16, 2022, September 6, 2022, and February 25, 2025).

The TCD Core Team has been working with the Redmond 2050 planning team to modify code to increase building height

and decrease parking ratios within the CARA to ensure growth targets can be achieved within TCD limitations. Based on

feedback from stakeholders received in late 2024, proposed zoning code amendments for Downtown and Marymoor

Village have been modified to provide additional building height incentives to avoid dewatering for subterranean parking

within the CARA.

Dewatering of any subsurface construction less than 500 gallons per minute will continue to be allowed within the

CARA.

Pending Redmond City Council review and approval, these changes would become effective June 28, 2025, concurrent
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Meeting of: City Council Type: Consent Item

with proposed changes to zoning regulations for Downtown and Marymoor Village.

These limitations will provide predictability for the Water Utility for known impacts from TCD and allow development to
continue in Downtown and Marymoor Village.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
o The stakeholder group convened for Phase I and II of this work was contacted via email on 1/3/2025 for

feedback on proposed amendments for limitations to TCD.
o Information regarding this work was distributed through the February 2025 Plans, Policies, and

Regulations email.

· Outreach Methods and Results:
o Outreach for the proposed amendments were sent via an email summary to the stakeholder group.

o Feedback regarding TCD impacts have been gathered through the Redmond 2050 process.

· Feedback Summary:
o Feedback from the stakeholder group has been incorporated into Phase I and II of this project.

o Feedback from the stakeholder group will be summarized and incorporated into final recommendations

for limitations to TCD. To date, no feedback from the 1/3/2025 stakeholder email has been received.
o Based on feedback from stakeholders received in late 2024 through the Redmond 2050 process,

proposed zoning code amendments for Downtown and Marymoor Village have been modified to
provide additional building height incentives to avoid dewatering for subterranean parking within the
CARA.

BUDGET IMPACT:

Total Cost:
Total cost for Phase I of the Temporary Construction Dewatering Policy Analysis was $90,000. Phase I has been
completed and was funded in the 2019-2020 biennium.

Phase II of this project was completed with in-house staff funded in the 2021-2024 budgets.

Phase III of this project will be completed with in-house staff funded in the 2025 - 2026 budget.

Approved in current biennial budget: ☒  Yes ☐  No ☐  N/A

Budget Offer Number:
000215

Budget Priority:

Healthy and Sustainable

Other budget impacts or additional costs: ☒  Yes ☐  No ☐  N/A
If yes, explain:

· Temporary Construction Dewatering can have impacts on water revenues due to increase in Cascade Water
Alliance purchases to supplement loss of well production due to drinking water aquifer quality and quantity
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Alliance purchases to supplement loss of well production due to drinking water aquifer quality and quantity
impacts.

Funding source(s):
Water Utility

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

2/4/2025 Committee of the Whole - Planning and Public Works Provide Direction

2/25/2025 Study Session Provide Direction

Proposed Upcoming Contact(s)

Date Meeting Requested Action

NA None proposed at this time N/A

Time Constraints:
There will be prolonged tensions between development and water management policies.

ANTICIPATED RESULT IF NOT APPROVED:
Tensions between new development patterns and water management policies will continue. TCD within the CARA will
continue and pose a threat to the quantity and quality of Redmond’s drinking water supply.

ATTACHMENTS:
Attachment A: RMC 13.25 Proposed Amendments
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Page 1 of 4  Ordinance No. _____ 

AM No. 25-____ 
 

CODE 

 

CITY OF REDMOND 

ORDINANCE NO. ______ 

 

AN ORDINANCE OF THE CITY OF REDMOND, 

WASHINGTON, AMENDING SECTION 13.25.045 TO THE 

REDMOND MUNICIPAL CODE IMPOSING LIMITS ON 

TEMPORARY CONSTRUCTION DEWATERING WITHIN THE 

CITY’S CRITICAL AQUIFER RECHARGE AREAS; 

PROVIDING FOR SEVERABILITY AND ESTABLISHING AN 

EFFECTIVE DATE 

              

 

WHEREAS, the City of Redmond draws a substantial portion of 

its drinking water from wells located in the City’s Critical 

Aquifer Recharge Areas (CARAs); and 

WHEREAS, the aquifer in the CARAs is shallow and at some 

locations is between five and fifteen feet beneath the surface of 

the land; and 

WHEREAS, because the aquifer is so shallow, construction of 

development projects within the CARAs must be accomplished using 

temporary construction dewatering (TCD) to enable subsurface 

construction of project elements; and 

WHEREAS, the City established a process in Chapter 13.25 of 

the Redmond Municipal Code (RMC) for permitting TCD and has 

determined, based on experience, that certain limitations should 

be placed on TCD to protect the quality and quantity of drinking 

water available to City residents from wells located in the CARAs, 

to protect downstream water bodies receiving water discharged from 
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TCD activities, and to minimize impacts to properties that may be 

affected by TCD; and 

WHEREAS, the City Public Works Department has conducted 

outreach to stakeholders interested in TCD and with input from 

those stakeholders has recommended that RMC 13.25.045 be amended 

to impose limits on TCD; and 

WHEREAS, the Redmond City Council has reviewed the proposed 

RMC 13.25.045 and has determined to adopt the same as set forth in 

this ordinance. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DO ORDAIN AS FOLLOWS: 

Section 1. Classification. This ordinance is of a general 

and permanent nature and shall become a part of the City Code. 

Section 2. Limitations on Temporary Construction 

Dewatering. RMC 13.25.045 is hereby amended to read as follows: 

13.25.045 Temporary Construction Dewatering Limitations. 

A. Temporary construction dewatering activities shall 

be limited to elevator pits, footings, and utilities within 

the Critical Aquifer Recharge Areas (defined in RZC 

21.64.050.A). 

[ A. ] B. Temporary construction dewatering activities 

for elevator pits, footings, and utilities shall be limited 

to the following within the Critical Aquifer Recharge Areas 

(defined in RZC 21.64.050.A): 
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1. The rate at which groundwater may be 

captured, pumped, or removed from the development site 

shall be limited to 5,500 gallons per minute or less; 

and 

2. The duration of temporary construction 

dewatering at a site shall be limited to a maximum of 

one year, measured cumulatively from the first date of 

dewatering activity, and 

3. The depth of temporary construction 

dewatering allowed below the seasonal high groundwater 

elevation shall be limited to a maximum depth of 9 feet. 

[B. IF INCENTIVES ARE AVAILABLE WITHIN RZC THAT 

WOULD ALLOW DEVELOPMENT TO BE ABOVE GROUND AND THEREBY 

AVOID DEWATERING WITHIN THE CRITICAL AQUIFER RECHARGE 

AREA, THEN DEWATERING WILL BE LIMITED TO ELEVATOR PITS, 

CRANE FOOTINGS, OR UTILITIES ONLY.] 

Section 3. Severability. If any section, sentence, 

clause, or phrase of this ordinance should be held to be invalid 

or unconstitutional by a court of competent jurisdiction, such 

invalidity or unconstitutionality shall not affect the validity of 

any other section, sentence, clause, or phrase of this ordinance. 

Section 4. Effective Date. This ordinance shall take 

effect on June 28, 2025, which is five days after its publication, 
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or publication of a summary thereof, in the City’s official 

newspaper, or as otherwise provided by law. 

ADOPTED by the Redmond City Council this ___ day of _____, 

2025. 

CITY OF REDMOND: 

 

 

 

_____________________ 

ANGELA BIRNEY, MAYOR 

 

ATTEST: 

 

 

 

______________________________ 

CHERYL XANTHOS, MMC, CITY CLERK 

 

 

APPROVED AS TO FORM 

 

 

 

______________________________ 

DANIEL KENNY, CITY ATTORNEY 

 

 

FILED WITH THE CITY CLERK:  

PASSED BY THE CITY COUNCIL:  

SIGNED BY THE MAYOR:   

PUBLISHED:     

EFFECTIVE DATE:    

ORDINANCE NO.:  
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Check Total: 50,491.71$           

Direct Deposit Total: 2,924,630.13$      Total Checks and Direct deposit: 4,282,545.88$    
 

Wires & Electronic Funds Transfers: 1,847,514.93$      Wire Wilmington Trust RICS (MEBT): 540,090.89$       

Grand Total: 4,822,636.77$      Grand Total: 4,822,636.77$    

I, the Human Resources Director, do hereby certify to the City
Council, that the checks and direct deposits presented are

true and correct to the best of my knowledge.

All Checks numbered 188702 through 188714 , ____________________________________________________
Direct deposits numbered 186531 through 187320 , and
Electronic Fund transfers 1849 through 1853 Human Resources Director, City of Redmond
are approved for payment in the amount of              Redmond, Washington
on this 17 day of June 2025.

Note:

Check Date: 6/10/2025 Check Date: 6/10/2025

We, the undersigned Council members, do hereby certify under penalty of perjury 
that the materials have been furnished, the services rendered or the labor 
performed as described herein, that any advance payment is due and payable 
pursuant to a contract or is available as an option for full or partial fulfillment of a 
contractual obligation, and that the claim is a just, due and unpaid obligation 
against the City of Redmond, and that we are authorized to authenticate and 
certify to said claim.

$4,822,636.77

City of Redmond City of Redmond
Payroll Check Approval Register Payroll Final Check List 

Pay period: 5/16 - 5/31/2025 Pay period: 5/16 - 5/31/2025

Docusign Envelope ID: 3E52C6C5-AC8B-41D7-AEEC-CD7CB1DCC018
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Check Total: 2,179.32$             

Direct Deposit Total: 11,110.53$           Total Checks and Direct deposit: 14,405.45$         
 

Wires & Electronic Funds Transfers: 4,623.80$             Wire Wilmington Trust RICS (MEBT): 3,508.20$           

Grand Total: 17,913.65$           Grand Total: 17,913.65$         

I, the Human Resources Director, do hereby certify to the City
Council, that the checks and direct deposits presented are

true and correct to the best of my knowledge.

All Checks numbered 188701 through 188701 , ____________________________________________________
Direct deposits numbered 186524 through 186530 , and
Electronic Fund transfers 1848 through 1848 Human Resources Director, City of Redmond
are approved for payment in the amount of              Redmond, Washington
on this 17 day of June 2025.

Note:

Check Date: 5/30/2025 Check Date: 5/30/2025

We, the undersigned Council members, do hereby certify under penalty of perjury 
that the materials have been furnished, the services rendered or the labor 
performed as described herein, that any advance payment is due and payable 
pursuant to a contract or is available as an option for full or partial fulfillment of a 
contractual obligation, and that the claim is a just, due and unpaid obligation 
against the City of Redmond, and that we are authorized to authenticate and certify 
to said claim.

$17,913.65

City of Redmond City of Redmond
Payroll Check Approval Register Payroll Final Check List 

Pay period: 5/1 - 5/31/2025 Pay period: 5/1 - 5/31/2025

Docusign Envelope ID: 8807A4E2-E3D8-426E-BB36-AB25D7518501
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