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REDMOND CITY COUNCIL

AGENDA SECTION TITLE REFERENCE GUIDE

Items From The Audience provides an opportunity for citizens 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 four 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.  Citizens 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 made to the Council by the department directors 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 

citizens to resolve problems with City services.  Citizens may reach the ombudsperson by calling the Mayor's 

office at (425) 556-2101.

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and may be changed or repealed only by a subsequent ordinance.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 four 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 Notices, and Minutes are available on the City's Web Site: 

http://www.redmond.gov/CouncilMeetings

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

AGENDA

ROLL CALL

I. SPECIAL ORDERS OF THE DAY

II. ITEMS FROM THE AUDIENCE

Members of the public may address the City Council, on any topic, for a maximum 

of four minutes per person. Please use the speaker sign-up sheet provided at City 

Hall 30 minutes prior to the meeting, up to the start of the meeting. 

In the event of difficulty attending a meeting in person, please email 

cityclerk@redmond.gov by 3pm the day of the meeting with name and phone 

number to provide remote public comment. 

Written comment may be emailed to cityclerk@redmond.gov  by 3pm on the day of 

the meeting (500 word limit - please label your comment as "Items from the 

Audience").  Comments will be distributed to the City Council and entered into the 

record.  Comments will not be read during the meeting.

III. CONSENT AGENDA

A. Consent Agenda

Approval of the Minutes: June 7, 2022, Regular Business Meeting and 

June 14, 2022, Special Meeting (recordings are available at 

Redmond.gov/rctv)

1.

Regular Meeting Minutes for June 7, 2022

Special Meeting Minutes for June 14, 2022

Approval of Payroll/Direct Deposit and Claims Checks2.

Payroll Check Approval Register, June 10. 2022

Check Approval Register, June 21, 2022

Approval of Phase 1 of Amendments to the Redmond 

Zoning Code as a Periodic Rewrite of Redmond’s 

Development Regulations - Redmond Planning 

Commission Recommendation

a. Ordinance No. 3083: An Ordinance of the City of 

Redmond, Washington, Amending the Redmond Zoning 

Code (RZC) as a Periodic Rewriting of Development 

Regulations, Herein Referred to as the RZC Rewrite 

AM No. 

22-089

3.

Redmond City Council

June 21, 2022

Page 1 of 4 

3

http://redmond.legistar.com/gateway.aspx?M=F&ID=d0c22eff-7e47-453d-aade-a8bb7c382e0f.docx
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AgendaCity Council Business Meeting

Phase 1, to Provide Timely, Foundational Improvements 

to the RZC and for Concurrence with State and Federal 

Legislative Updates and Updates Standards and 

Specifications, Providing for Severability and Establishing 

an Effective Date

Department: Planning and Community Development

Attachment A: Planning Commission Report and 

Recommendations

Attachment B: Redmond Zoning Code ReWrite Project 

Report

Attachment C: RZC ReWrite Phase 1 Timeline

Attachment D: RZC ReWrite Phase 2 Timeline

Attachment E: City Council Final Issues Matrix

Attachment F: Ordinance RZC ReWrite Phase 1

Attachment G: Overview and Amendments to Redmond 

Zoning Code

Legislative History 

2/8/22 City Council referred to the City Council

Redmond Senior and Community Center Award of 

General Contractor/Construction Manager (GC/CM) 

Construction Contract Maximum Allowable Construction 

Cost (MACC) #1

AM No. 

22-090

4.

Department: Parks and Recreation

Attachment A: Community and Stakeholder Outreach and 

Involvement

Attachment B: Council Review Previous Contacts

Attachment C: Construction Contract

Legislative History 

6/7/22 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Approval of a Consultant Agreement with Perteet Inc., in 

the Amount  of  $351,097,  for  Pavement 

Management-Avondale Road

AM No. 

22-091

5.

Department: Public Works

Attachment A: Consultant Agreement

Attachment B: Vicinity Map

Redmond City Council

June 21, 2022
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http://redmond.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7666
http://redmond.legistar.com/gateway.aspx?M=F&ID=00956997-7e8f-49c2-8d87-e7a392cdc0f8.pdf
http://redmond.legistar.com/gateway.aspx?M=F&ID=485af0bd-7997-4239-a774-851bf4641288.pdf
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Legislative History 

6/7/22 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Approve General Services Agreement with Technical 

Systems Inc. (TSI) in the Amount of $3,581,143 for the 

Telemetry System Upgrade, Phases 2 and 3 Project and 

increase the total funding for this Project from 

$2,445,000 to $5,205,057 from the Water CIP

AM No. 

22-092

6.

Department: Public Works

Attachment A: Vicinity Map

Attachment B: Additional Project Information

Attachment C: TSI General Services Agreement

Attachment D: BHC Email RE: TSI Cost Proposal

Legislative History 

6/7/22 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Approval of Award of Bid for IFB 10755-22 to Technical 

Waterproofing, Inc. of Seattle, Washington in the 

Amount of $360,104 for the Redmond City Hall Exterior 

Sealant Project

AM No. 

22-093

7.

Department: Parks and Recreation

Attachment A: IFB 10755-22 Bid Submittal - Technical 

Waterproofing Inc.

Attachment B: Scope of Work

Attachment C: City of Redmond Standard Terms and 

Conditions

Legislative History 

6/7/22 Committee of the Whole - 

Planning and Public Works

referred to the City Council

Confirmation of Appointment of New Library Board of 

Trustees Member

AM No. 

22-094

8.

Department: Executive

Legislative History 

6/14/22 City Council referred to the City Council

Appointment of New Lodging Tax Advisory Committee 

Member

AM No. 

22-095

9.

Department: Executive

Redmond City Council
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Legislative History 

6/14/22 City Council referred to the City Council

B. Items Removed from the Consent Agenda

IV. HEARINGS AND REPORTS

A. Public Hearings

B. Reports

1. Staff Reports

2. Ombudsperson Report

Stuart

3. Committee Reports

V. UNFINISHED BUSINESS

VI. NEW BUSINESS

VII. EXECUTIVE SESSION

IX. ADJOURNMENT

Redmond City Council

June 21, 2022
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. SPC 22-067
Meeting of: City Council Type: Minutes

Approval of the Minutes: June 7, 2022, Regular Business Meeting and June 14, 2022, Special
Meeting (recordings are available at Redmond.gov/rctv)
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June 7, 2022 

2022-67 

CALL TO ORDER AND ESTABLISHMENT OF QUORUM 

 

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

by Mayor Angela Birney at 7:00 p.m. The meeting was held in-person 

and remote. Councilmembers present and establishing a quorum were: 

Anderson, Carson, Fields, Forsythe, Khan, Kritzer and Stuart. 

 

MOTION:  Councilmember Forsythe moved to reorder the 

agenda to hold the Executive Session prior to 

the Consent Agenda. The motion was seconded by 

Councilmember Kritzer. 

 

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

 

SPECIAL ORDERS OF THE DAY 

 

A. PROCLAMATION: Pride Month - June 2022 
 

Mayor Birney read the proclamation into the record and 

presented it to Axton Burton. 

 

B. PROCLAMATION: Ride Transit Month - June 2022 
 

Mayor Birney read the proclamation into the record. 

 

ITEMS FROM THE AUDIENCE 

 

Mayor Birney opened Items from the Audience at this time.   

 

The following persons spoke: 

 Alice Tong, Tom Frei, Tracy Robillard, Brian Robillard, Josh 

Frei, and Alex Konicke – support for rehiring unvaccinated 

firefighters, religious exemptions, cost, service level, and 

constitutional protections;  

 David Combs and Maria Harwell – support for a dedicated 911 

mental health response team and community based health; 

 Mikah Mathews – high cost of housing in the City and 

affordable housing crisis;  

 David Morton – implementing HB1099 and adding in a new 

element to the Redmond Comprehensive Plan;  

 James Terwilliger – protecting residents from unvaccinated 

firefighters, moving out of the City, and respect for the 

role of elected officials;   

 Rosemarie Ives – Energize Eastside project and process for 

approval, benefits Kirkland, and detriment to view corridor; 

and 
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June 7, 2022 

2022-68 

 Karin Eastby – Tree regulations need flexibility for housing 

targets and recommending removal from the consent agenda for 

greater conversation.   

 

The following person submitted written comment: 

 Susan Cozzens – funding community responders in the next 

budget cycle and creating a robust program available 24/7. 

 

EXECUTIVE SESSION 

 

Mayor Birney announced the Council will now leave the business 

meeting and go into Executive Session to discuss Potential 

Litigation [RCW 42.30.110(1)(i)] and will return to the business 

meeting at 8:20 pm. 

 

Executive Session convened at 8:05 p.m. and ended at 8:30 p.m. 

 

CONSENT AGENDA 

 

MOTION:  Councilmember Stuart moved to approve the 

Consent Agenda. The motion was seconded by 

Councilmember Forsythe. 

 

1. Approval of the Minutes: May 17, 2022, Regular 

Meeting and Special Meeting 

 

2. Approval of Payroll/Direct Deposit and Claims 

Checks 

 

PAYROLL/DIRECT DEPOSITS AND WIRE TRANSFERS: 

 

  #187218 through #187246 

  #130670 through #131405 

  #1447 through #1451 

 

    $3,846,713.50 

 

#131406 through #131412 

  #1452 through #1452 

 

    $10,313.67 

 

CLAIMS CHECKS:   

 

#439462 through #439741 

 

    $3,003,543.10 
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2022-69 

3. AM No. 22-0811: Approval of the Tree 

Regulations Update to the Redmond Zoning Code 

(LAND-2021-00016) 

a. Ordinance No. 3080: An Ordinance of the 

City of Redmond, Washington Amending 

Article IV and Article VII of the Redmond 

Zoning Code to Implement Updates to RZC 

21.72, Tree Regulations and RZC 21.78, 

Definitions; and Amending Redmond 

Municipal Code Chapter 1.14, Enforcement 

and Penalties, for Consistency with and 

to Supplement the Enforcement Section of 

the Tree Regulations; Providing for 

Severability, Savings, and Establishing 

an Effective Date 

 

4. AM No. 22-082: Adoption of an Ordinance 

Amending the Redmond Municipal Code Section 

15.24, Clearing, Grading, and Storm Water 

Management 

a. Ordinance No. 3081: An Ordinance of the 

City of Redmond, Washington, Amending 

Chapter 15.24, Clearing, Grading, and 

Storm Water Management Code of the 

Redmond Municipal Code to make minor 

corrections and changes to references, 

providing for severability and 

establishing an effective Date 

 

5. AM No. 22-083: Approval of the Redmond Central 

Connector 2022 Washington Wildlife and 

Recreation Program (WWRP) Grant Applicant 

Resolution 

 

6. AM No. 22-084: Adoption of Ordinance to 

Correct a Scrivener’s Error in Ordinance  

No. 3079 and adoption of the Amended Pay Plan 

“AF-S” Pursuant to the 2022 2024 Collective 

Bargaining Agreement between City of Redmond 

and The Washington State Council of County and 

City Employees, Local 21 RD (AFSCME) 

a. Ordinance No. 3082: An Ordinance of the 

City of Redmond, Washington, Amending 

Ordinance No. 3079, Passed by the City 

Council on May 17, 2022, in Order to 

Correct a Scrivener’s Error, and to 

Correct Nominal Calculation Errors by 

                                                           
1 This item was removed from the Consent Agenda and addressed separately. 
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2022-70 

Amending Pay Plan "AF-S” in Order to Set 

Salaries for Supplemental Employees 

Working in Positions Covered by the 

AFSCME Bargaining Unit 

 

7. AM No. 22-085: Approval of the Eviction 

Prevention Rent Assistance Program (EPRAP) 

Data Sharing Agreement between the City of 

Redmond and King County 

 

8. AM No. 22-086: Approval of a Consultant 

Agreement with Otak in the Amount of $705,000 

and Authorize Staff to Negotiate and Acquire 

Property Rights for Redmond Central Connector 

Phase III (RCC III) 

 

VOTE:  The motion to approve the Consent  

Agenda passed without objection. (7 – 0)  

 

ITEMS REMOVED FROM THE CONSENT AGENDA 

 

3. AM No. 22-081: Approval of the Tree Regulations Update to the 

Redmond Zoning Code (LAND-2021-00016) 

a. Ordinance No. 3080: An Ordinance of the City of Redmond, 

Washington Amending Article IV and Article VII of the 

Redmond Zoning Code to Implement Updates to RZC 21.72, 

Tree Regulations and RZC 21.78, Definitions; and 

Amending Redmond Municipal Code Chapter 1.14, 

Enforcement and Penalties, for Consistency with and to 

Supplement the Enforcement Section of the Tree 

Regulations; Providing for Severability, Savings, and 

Establishing an Effective Date 

 

MOTION:  Councilmember Carson moved to refer to Parks 

and Environmental Sustainability Committee of 

the Whole. The motion was seconded by 

Councilmember Forsythe. 

 

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

 

HEARINGS AND REPORTS 

 

STAFF REPORT 

 

A. AM No. 22-087: Thrive Quarterly Report, Quarter 1, 2022 

 

Carol Helland, Director of Planning and Community Development, 

introduced this item, and staff provided a presentation and 

responded to Councilmember inquiries. 
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2022-71 

OMBUDSPERSON REPORT 

 

Councilmember Stuart reported receiving resident contacts 

regarding: opposition to special purpose levy; increased mental 

health services for the community; tree regulations; Redmond 

senior and community center groundbreaking; City Hall lights; 

hearing examiner procedure; and an invitation to small business 

mela. 

 

Councilmember Forsythe reported receiving resident contacts 

regarding: Fire, Senior and Community Center, Comprehensive Plan, 

environmental sustainability; rental protections; and rent 

increases. 

 

Councilmember Anderson reported receiving resident contacts 

regarding: My Brother’s Keeper resolution; Thrive program; public 

safety levy; and legal claims from the terminated firefighters. 

 

Councilmember Kritzer reported receiving resident contacts 

regarding: mental health responders; rising rents; resilient 

community services; Pride celebrations; and ADA pool access. 

 

COMMITTEE REPORTS 

 

Councilmember Stuart provided the following committee report: 

 Planning and Public Works Committee of the Whole. 

 

Councilmember Kritzer provided the following committee report: 

 WRIA 8 Salmon Recovery Council;  

 Light abatement on Lake Sammamish; and 

 Regional Transit Committee. 

 

Councilmember Fields provided the following committee report: 

 OneRedmond Government Affairs. 

 

Councilmember Anderson provided the following committee reports: 

 Public Works Board; and 

 Cascade Water Alliance. 

 

NEW BUSINESS 

 

AM No. 22-088: Approval of Road Closure (Cleveland Street West of 

Leary Way and East of Brown Street) for Concrete Restoration 

 

MOTION:  Councilmember Stuart moved Approval of Road 

Closure (Cleveland Street West of Leary Way 

and East of Brown Street) for Concrete 

Restoration as discussed at the Planning and 
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2022-72 

Public Works Committee of the Whole meeting 

this afternoon. The motion was seconded by 

Councilmember Carson. 

 

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

 

MOTION:  Councilmember Anderson moved to authorize the 

extension of RedMed health plan benefits as 

transitional coverage to the families of all 

first responders that performed work and were 

involuntarily separated from duty during the 

COVID-19 pandemic and state of emergency 

through December 31, 2022 as provided in the 

FY2021-22 budget, effective the first day 

following separation. The motion was seconded 

by Councilmember Fields. 

 

MOTION:  Councilmember Kritzer moved that this item be 

discussed in Executive Session. The motion was 

seconded by Councilmembers Stuart.  

 

Following Councilmember discussion: 

 

VOTE:  The motion to move to Executive Session 

failed, (2 - 5) with Councilmembers Kritzer 

and Stuart in support and Councilmembers 

Anderson, Carson, Fields Forsythe, and Khan in 

opposition. 

 

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

Councilmembers Anderson and Fields in support 

and Councilmembers Carson, Forsythe, Khan, 

Kritzer, and Stuart in opposition. 

 

FOR THE GOOD OF THE ORDER: 

 AWC Days, and 

 Staffing Council booths at upcoming events. 

 

ADJOURNMENT 

  

There being no further business to come before the Council the 

regular meeting adjourned at 10:01 p.m. 

 

 

__________    _   ____     ____________________  

ANGELA BIRNEY, MAYOR       CITY CLERK 

 

Minutes Approved: June 21, 2022 
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June 14, 2022 

2022 - 73 

 

CALL TO ORDER AND ESTABLISHMENT OF QUORUM 

 

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

by Mayor Birney at 6:30 p.m. The meeting was held in-person and 

remotely. Councilmembers present and establishing a quorum were: 

Anderson, Carson, Fields, Forsythe, Kritzer and Stuart.   

 

Councilmembers Khan was absent from the meeting. 

 

The purpose of the special meeting was to interview the candidates 

for the Library Board of Trustees and the Lodging Tax Advisory 

Committee.     

 

Kara Simon introduced the Library Board of Trustees candidate 

Joanna Kim. 

 

The candidate spoke regarding background, interest in the work of 

the board, and responded to Councilmember inquiries. 

 

Discussion ensued regarding additions to the library services; 

skills; free book programs; and story time.   

 

Jackie Lalor introduced the Lodging Tax Advisory Committee 

candidate Nancy Heard and overviewed the committee goals and vacant 

positions. 

 

The candidate spoke regarding background, interest in the work of 

the committee, and responded to Councilmember inquiries. 

 

Discussion ensued regarding enhancing the committee’s work and 

interest in this role.  

 

 

ADJOURNMENT 

  

There being no further business to come before the Council the 

special meeting adjourned at 6:55 p.m. 

 

 

 

__________    _   ____     ____________________  

ANGELA BIRNEY, MAYOR       CITY CLERK 

 

Minutes Approved: June 21, 2022 
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Check Total: 74,622.33$        

Direct Deposit Total: 2,532,126.35$   Total Checks and Direct deposit: 3,721,659.62$   
 

Wires & Electronic Funds Transfers: 1,603,951.41$   Wire Wilmington Trust RICS (MEBT): 489,040.47$      

Grand Total: 4,210,700.09$   Grand Total: 4,210,700.09$   

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 187247 through 187275 , ____________________________________________________
Direct deposits number 131413 through 132148 , and
Electronic Fund transfe 1453 through 1457 Human Resources Director, City of Redmond
are approved for payment in the amount of              Redmond, Washington
on this 21 day of June 2022.

Note:

Check Date: 6/10/2022 Check Date: 6/10/2022

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.

$4,210,700.09

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

Pay period: 5/16 - 5/31/2022 Pay period: 5/16 - 5/31/2022

DocuSign Envelope ID: E860C4FE-3A5F-4C99-B1C0-775A83460A5F
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I, Financial Services Manager, do hereby certify to the 
City Council, that the checks for the month of June 
2022 are true and correct to the best of my knowledge. 
 
 
 
 
 
Chip Corder, 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 
439742 through 440022, and Wire Transfers are 
approved for payment in the amount of $5,044,721.70 
This 21st day of June 2022. 
 
 
 
 
 
 
 
 
 

DocuSign Envelope ID: 1D7926D7-442D-4367-965A-EE138A156048
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. AM No. 22-089
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 V. Helland, Director 425-556-2107

DEPARTMENT STAFF:

Planning and Community Development Seraphie Allen Deputy Directory, Planning and

Community Development

Planning and Community Development David Lee Manager, Community

Development and

Implementation

Planning and Community Development Kimberly Dietz Principal Planner

Planning and Community Development Niomi Montes de Oca Senior Planner

Planning and Community Development Cameron Zapata Senior Planner

Planning and Community Development Andrea Kares Planner

Planning and Community Development Jaime Allen Administrative Assistant

TITLE:
Approval of Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development

Regulations - Redmond Planning Commission Recommendation

a. Ordinance No. 3083: An Ordinance of the City of Redmond, Washington, Amending the Redmond Zoning Code

(RZC) as a Periodic Rewriting of Development Regulations, Herein Referred to as the RZC Rewrite Phase 1, to

Provide Timely, Foundational Improvements to the RZC and for Concurrence with State and Federal Legislative

Updates and Updates Standards and Specifications, Providing for Severability and Establishing an Effective Date

OVERVIEW STATEMENT:
The Redmond Planning Commission’s recommendation is the first phase of a comprehensive, four-phase rewrite of the
Redmond Zoning Code (RZC). The remaining three phases are scheduled for research and development between now
and 2025, continuing a focused and coordinated improvement to the zoning code. Phases of the rewrite undertaken
during the pendency of the Redmond 2050 project will be coordinated with that effort.

This first phase of amendments focused on changes to format and organization, residential use typology, accessory
dwelling units, nonresidential allowed uses, definitions, code maintenance, and to Administrative Design Flexibility, Floor
Area Ratio, Temporary Use Permits, nonconforming parking in the Downtown, and incentives within the Town Center
zoning district. These Phase I amendments will be foundational in nature and will ensure consistency with the City's
Comprehensive Plan policies.

During consideration by the City Council, the incentives within the Town Center zone were removed from the Phase 1
City of Redmond Printed on 6/17/2022Page 1 of 6
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During consideration by the City Council, the incentives within the Town Center zone were removed from the Phase 1
package and are being remanded to the Planning Commission for further evaluation. Attachment F contains the
Ordinance to Amend the Redmond Zoning Code as modified during the City Council discussion that is summarized in
greater detail below.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Comprehensive Plan, Community Strategic Plan, Housing Action Plan, and Long-Term Recovery Plan from COVID-
19 Pandemic

· Required:
o WAC 365-196-800 Relationship between development regulations and comprehensive plans;

o RZC 21.76.070.AE., Zoning Code Amendment - Text;

o RZC 21.76.060.Q., City Council Decisions on Type VI Reviews;

o Engrossed Substitute House Bill 1754:  Religious Organizations--Hosting of the Homeless;

o Substitute House Bill 2343:  Urban Housing Supply--Various Provisions; and

o Engrossed Substitute Senate Bill 5235:  Housing Unit Inventory-Removing Limits.

· Council Request:
Councilmembers continued discussion of the recommended amendments to the Town Center (TWNC) zoning
district during their May 24, 2022, study session of the -2021-2022 Comprehensive Plan Amendments Docket
Town Center Text Amendments <https://redmond.legistar.com/LegislationDetail.aspx?
ID=5658182&GUID=D14B0F8D-0F73-48B6-92B5-3C9F8C418C33&Options=&Search=>.  As a result, the Town
Center code amendments covering the following topics were remanded to the Planning Commission:

o Incentive package;

o Minimum retail provisions; and

o References to 1995 Redmond Town Center Master Plan and Design Guidelines.

Councilmembers also identified topics for the Planning Commission’s discussion on the remand and the
associated communication approach and review process:

o Consider whether incentives should be required provisions;

o Clarify provisions for green building and considering a requirement for a woonerf (shared street);

o Retain the designation of 44 acres of open space as green space and look for opportunities to provide

additional green spaces throughout the zone such as green rooftops and living walls. Work with the
property owners to identify permanent protection of the open spaces through measures such as a
conservation easement, and clarify the maintenance requirements for the open space areas;

o Ensure ground floor uses for retail, restaurant, entertainment, and office as described in Docket Matrix

question #5 four policy options;
o Address the Climate Vulnerability Assessment;
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o Address the Housing Action Plan and affordable housing inclusionary language;

o Limit maximum heights in addition to the allowed number of stories within the zone;

o Clarify code language referencing the Saturday Market;

o Address language regarding development agreements, including the description of when such an

agreement is required;
o Ensure robust notice of any required hearing dates and make Council aware of these dates; and,

o Provide outreach and clarify processes for the community including the communication approach.

· Other Key Facts:
The City’s development regulations were last rewritten in 2011. That rewrite reorganized and updated the
former Redmond Community Development Guide to establish the Redmond Zoning Code. Since 2011, the City
Council has approved more than 40 updates to this “living document,” including site- and topic-specific
amendments covering topics such as: temporary uses; low impact development; the Marymoor Subarea Plan;
and periodic clean-up series in 2013, 2015, 2018, 2019, and 2020.

The City Council revised the 2019 Community Strategic Plan on November 24, 2021. The Plan identifies
Objectives, Strategies, and Measures to be undertaken through assigned work programs. Several of the revised
2021 and previous 2019 Strategies apply and/or relate to the City updating and maintaining its development
regulations contained in the Redmond Zoning Code including:

o Housing Choices (2021): Increase the overall supply of housing and provide access to more affordable

homes;
o Housing Choices (2021): Create healthy, walkable, and equitable transit-oriented communities. Develop

strategies, programs, and projects that promote livability and cultivate “10-minute
neighborhoods” (where shopping, services, amenities, schools, recreation, and transit are within a 10-
minute walk of where people live);

o Housing Choices (2019): Streamline Zoning Code to support increased range of housing products,

increase regulatory predictability, and reduce permit review costs;
o Housing Choices (2019): Evaluate and amend Zoning Code and/or standards, as appropriate, to reduce

costs related to required parking and required infrastructure; and
o Housing Choices (2019):  Provide incentives for developers to build new affordable housing.

The City Council has also prioritized the implementation of the following action plans and operating policies that
are supported by the City’s development regulations and strengthened by the Planning Commission’s
recommended amendments:

o 2020 Environmental Sustainability Action Plan;

o Housing Action Plan;

o Long-Term Recovery Plan from the COVID-19 Pandemic; and

o Temporary Construction Dewatering Municipal Code and Operating Policy.

OUTCOMES:
This recommendation provides timely, foundational improvements to the Redmond Zoning Code and prepares the City’s
development regulations for significant, substantive updates resulting from subsequent phases of the rewrite, Redmond
2050 - periodic update to the Redmond Comprehensive Plan, state and federal legislative updates, and future updates to
functional plans, standards, and specifications.
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COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
Outreach and involvement included the following to community members, property and business owners, faith-
based leaders, non-profit organizations, developers, parties of interest, and Parties of Record as defined in RZC
21.76 Review Procedures and 21.78 Definitions:

o Q3 2020 - preliminary notification, invitation to participate, and technical testing by staff from the

departments of Parks and Recreation, Planning and Community Development, and Public Works.
o Q4 2020 to Q1 2021 - feedback on scoping and conceptual drafts

o Q1 to Q2 2021 - feedback on proposed amendments and technical testing

o Q3 2021 - comments on final proposed amendments and SEPA determination of non-significance

o September 8 and 22, 2021 - Planning Commission’s public hearing

· Outreach Methods and Results:
Methods included three phases of outreach to project stakeholders to seek preliminary review and feedback on
draft amendments to development regulations. Staff facilitated a combination of direct email, Let’s Connect
tools, the City’s website, and virtual open house events with office hours and technical testing exercises:

o Conceptual amendments to the code;

o Draft proposed amendments to the code; and

o Final draft proposed amendments and SEPA determination comment period

Three phases of community involvement using direct email and City e-news included:
o Initial awareness of the project’s scope of work;

o Draft proposed amendments to the code; and

o Final draft proposed amendments, SEPA determination comment period.

Briefings to City boards and commissions sought preliminary questions and comments:
o Arts and Culture Commission;

o Design Review Board;

o Parks and Trails Commission; and

o Pedestrian and Bicycle Advisory Committee.

Staff also provided presentations to interest groups and held one hybrid (in-person and virtual) open house.

The Redmond Planning Commission held its public hearing for this amendment package on September 8 and 22,
2021. Written testimony is included as Exhibit E to the Planning Commission Report and Recommendations
(Attachment A).

The methods above allowed staff to confirm feedback from stakeholders by refining early drafts of work and
seeking follow-up reviews. This progressive method of proactive and frequent outreach ensured that the
resulting recommendations met interests and addressed concerns expressed by stakeholders, the community,
and staff.

· Feedback Summary:
Staff received a variety of feedback points and comments during the development and review stages of this
project. The Redmond Zoning Code: Foundation Rewrite 2020-2021, Annual Code Cleanup 2021, and Other
Amendments Project Report, as recommended by the Technical Committee, provides summaries of feedback for
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Amendments Project Report, as recommended by the Technical Committee, provides summaries of feedback for
the individual components within the scope of this project. Refer to Attachment A Planning Commission Report,
Exhibit F Technical Committee Report, Attachment A Project Report for additional information.

BUDGET IMPACT:

Total Cost:
This project is being led and facilitated by Planning and Community Development staff, with the support of Public Work,
Parks and Recreation, and Communication staff. This phase of the rewrite involves no additional costs. Outcomes of this
current work, in addition to efforts undertaken during the following project phases, support regulatory clarity. Clarity
reduces the cost of doing business and ensures that the City recovers more of the cost of services provided. These
amendments will also support smart growth throughout the City resulting in an expanded tax base and other revenues
to aid in advancing the community’s vision.

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

Budget Offer Number:
000250 - Community/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):
100 - General Fund

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

1/11/2022 Committee of the Whole - Planning and Public Works Receive Information

1/18/2022 Business Meeting Provide Direction

2/8/2022 Study Session Receive Information

5/24/2022 Study Session Provide Direction

Proposed Upcoming Contact(s)

Meeting Requested Action

N/A None proposed at this time N/A
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Time Constraints:
N/A

ANTICIPATED RESULT IF NOT APPROVED:
The Redmond Zoning Code will lack concurrency with state regulations and Comprehensive Plan policies. A lack of
concurrency impacts customers due to a continued lack of clarity. A delay in approval also prevents the foundation of
the code being prepared for the remaining phases and citywide policy and regulatory updates such as implementing
Housing Action Plan updates, Green Building, and updates to design standards.

As this recommendation includes preparatory actions in advance of upcoming policy and regulatory amendments
associated with Redmond 2050, staff recommends the City Council take action on the recommended amendments in
advance of Q2 2022.

ATTACHMENTS:
A. Planning Commission Report and Recommendations
B. Redmond Zoning Code ReWrite Project Report
C. Redmond Zoning Code ReWrite Phase 1 Timeline
D. Redmond Zoning Code ReWrite Phase 2 Timeline
E. City Council’s Issues Matrix
F. Ordinance to Amend the Redmond Zoning Code (Town Center substantive sections removed)
G. Overview and Amendments to the Redmond Zoning Code
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 Connected Community 
Enhanced Livability 

Environmental Sustainability 
 

 

City Hall 

15670 NE 85th Street 

PO Box 97010 

Redmond, WA  

98073-9710  
 

  
 

Planning Commission Report 
 
 
 

To: City Council 

From: Planning Commission 

Staff Contacts: Carol Helland, Director of Planning and  

Community Development 

Sarah Pyle, Manager, Economic 
Development and Business Operations 

David Lee, Manager, Current 
Development and Implementation 

Kimberly Dietz, Principal Planner                                

425-556-2107 

 

425-556-2426 
 

425-556-2462 

 
425-556-2415 
  

  

Date: November 10, 2021 

File Numbers: LAND-2021-00451, SEPA-2021-00452 

Planning 
Commission 

Recommendation: 

 

Approval 

Title: Phase 1 of Amendments to the Redmond Zoning Code as a 
Periodic Rewrite of Redmond’s Development Regulations 

Recommended 
Action: 

Adopt recommended amendments to the Redmond Zoning 
Code as shown in Exhibit A. 

Summary: The Planning Commission’s recommendation involves 
amendments to the zoning code as a periodic rewrite 
including changes to format and organization, residential use 
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typology, accessory dwelling units, nonresidential allowed 
uses, definitions, code maintenance, and to Administrative 
Design Flexibility, Floor Area Ratio, Temporary Use Permits, 
parking requirements for nonconforming sites, and 
incentives in the Town Center zoning district.  The Phase I 
amendments are foundational in nature and have been 
addressed to ensure consistency with the City's 
Comprehensive Plan policies.  The proposal also includes: 

• Minor annual amendments correcting code issues;  
• Updates that amend and refine code for concurrence 

with recent federal and state legislation; and  

• Updates to the Overlake neighborhood and 
Marymoor Village regulations for contextual relevance 
and to reflect the City’s vision, goals, and priorities in 
preparation for subsequent neighborhood planning 
efforts.  
 

Reasons the 
Proposal Should 

be Adopted: 

This recommendation provides timely, foundational 
improvements to the Redmond Zoning Code and prepares 
the City’s development regulations for significant, substantive 
updates resulting from Redmond 2050 (the periodic update 
to the Redmond Comprehensive Plan), state and federal 
legislative updates, and subsequent updates to functional 
plans, standards, and specifications.   

The City’s development regulations were last rewritten in 
2011.  That rewrite reorganized and updated the former 
Redmond Community Development Guide to establish the 
Redmond Zoning Code.  Since 2011, the City Council has 
approved more than 40 updates to this “living document”, 
including site- and topic-specific amendments covering 
topics such as: temporary uses; low impact development; the 
Marymoor Subarea Plan; and periodic clean up series in 
2013, 2015, 2018, 2019, and 2020.  In addition, the Technical 
Committee approved seven updates to RZC Appendices 
under authority granted in RZC 21.02.050, Appendices.  
Recognizing these changes over time, this recommendation 
begins to address and standardize the code in response to 
fragmentation, voice, functionality, and universal accessibility. 
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Recommended Findings of Fact  

1. Public Hearing and Notice 

a. Public Hearing Date 

The City of Redmond Planning Commission held a public hearing on the 
proposed amendments on September 8 and 22, 2021.  Verbal and written 
testimony was received during the public hearing.  The Planning 
Commission requested staff’s response to the issues raised and, for each, a 
summary of resolution within the Commission’s issues matrix (Attachment 
B).  The hearing was closed on September 22, 2021. 

  

b. Notice 

The public hearing notice was published in the Seattle Times and posted at 
City Hall in accordance with RZC 21.76.080 Review Procedures - Notices.  
Notice was also provided by including the hearing schedule in Planning 
Commission agendas and extended agendas, distributed by email to 
various members of the public and various agencies including: 

• Business and property owners; 

• Development teams; 

• Members of the Redmond Partnership Network; 
• Faith-based representatives;  

• A Regional Coalition for Housing (ARCH); 

• Master Builders of King and Snohomish Counties; 

• Lake Washington School District; and 
• One Redmond. 

 
Additionally, a hearing notification was posted on the City’s web site, 
provided via mail and email to Parties of Record (RZC 21.78 Party of 
Record), and included in email communications to project stakeholders. 

 

Recommended Conclusions 

1. Key Issues Discussed by the Planning Commission 

The Planning Commission held a briefing on July 14, 2021 and study sessions on 
August 25, September 8 and 22, October 27, and November 10, 2021 to 
deliberate the Technical Committee’s August 4, 2021 recommended 
amendments.  Minutes of the Planning Commission meeting are shown in Exhibits 
C and D.  Key issues discussed by the Planning Commission were as follows: 
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Parking Standards  

The Technical Committee recommended amendments to the following code 
portions involving parking regulations: 

• 21.40.010 Vehicle Parking for clarifications regarding: 
o Continued allowance of nonconforming parking in the event of a 

change of use or minor improvements; and  
o Parking at developments, sites, and structures where a portion of the 

site and/or structure has been obtained under threat of 
condemnation.   

• 21.40.010 Vehicle Parking for concurrence with state legislation (Substitute 
House Bill 2343) that reduced minimum required parking for multifamily 
homes near frequent transit including for: 

o Low-Cost Affordable Housing Units; 
o Housing for the Elderly and Adult Family Homes; and 
o Multifamily Structures. 

• 21.10.050 Town Center (TWNC) Zone – Exceptional Amenities for 
Additional Height (a new section) regarding: 

o Consistency with Comprehensive Plan; 
o Addressing Long-Term Recovery Plan from COVID-19 Pandemic; 

and 
o Incorporating housing priorities in alignment with the Housing 

Action Plan. 

• 21.12.100 OV (Overlake) Building Height regarding 
o Height tradeoffs for required parking in portions of the 

neighborhood involving shallow water tables 

Commissioners asked several questions regarding amendments to parking 
standards and related topics.  The following summarizes these questions and 
responses from staff: 

• What is the cumulative result of changes to the parking requirements in the 
Downtown? How do changes, such as to required off-street parking, relate 
to availability of on-street parking.  And, what is the definition of “minimum 
parking” as referred to in the zoning code?  Is the definition of “minimum 
parking” recommended for amendment, such as in its application to 
parking ratios or the measurement of peak usage? 

o Staff referenced the Downtown Parking Management Strategic Plan:  
Implementation Plan, approved by the City Council (September 15, 
2020).  The Implementation Plan identifies steps including evaluation 
and identification of parking measures that will help the City analyze 
parking supply, demand, and trends such as the cumulative aspects 
requested by the Commission.   

o Peak usage reflects unique mixes of land uses occurring within single 
structures.   
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• Does the Technical Committee’s recommendations for amendment include 
parking provisions for accessory dwelling units.   

o Staff clarified that the recommended amendment is limited to 
relocating the code provisions that the Commission recommended, 
and the City Council adopted during the 2020 Annual Code 
Cleanup.  A new section:  RZC 21.40.010.D Vehicle Parking – 
Required Off-Street Parking - Parking Near Frequent Transit would 
include this provision, previously set forth, as well as new provisions 
resulting from Substitute House Bill 2343, described above.   

• How would the parking reductions apply in the event of a future changes to 
transit routes and/or services? 

o Staff described that while Substitute House Bill 2343 was silent 
regarding changes to transit routes and/or services, the 
recommended code provisions would apply to locations primarily 
along principal arterials and urban centers where transit services are 
anticipated to continue in relation to current and projected housing 
concentrations. 

• Will EV Charging stations continue to be installed when parking is allowed 
within the structure at or above the ground floor? 

o Staff confirmed that the recommended amendments would not 
change or impact the provision of EV Charging stations. 

• What is future proofing of parking? 

o Staff described that future proofing of parking is an engineering and 
design approach that supports future transition of internal, above-
grade parking to dwellings and/or employment space. 

• Can the parking standards prescribe a variety of parking stalls by size to 
support larger personal vehicles? 

o Staff confirmed that the current zoning code includes standards for 
parking stall sizing and that no amendments to the standard were 
recommended. 

Commissioners supported staff’s responses and noted their interest in additional 
briefings regarding parking policies, regulations, and programs such as the 
Downtown Parking Management Strategic Plan: Implementation Plan.  The 
Commission closed the respective issues with no additional discussion.  The 
related amendments are recommended as originally submitted by the Technical 
Committee in the August 4, 2021 report (Exhibit F).  
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Affordable and Local Commercial and LEED – Incentive Tier in the Overlake 
and Marymoor Village Zoning Districts 

The Technical Committee recommended amendments to incentive provisions for 
development in the Overlake Village and Marymoor Design District zones: 

o 21.12.170 Overlake Incentives; and 
o 21.13.220 Marymoor Design District (MDD) Incentives. 

 

The amendments reflect the implementation of incentives by new development 
and realignment of the incentive structures to reflect the City’s vision and 
neighborhood priorities. 

 

Planning Commissioners expressed interest in moving affordable and local 
commercial incentives to the first tiers for the zoning districts.  Commissioners 
raised concerns regarding losses of small businesses and the affordability levels 
and/or relocation costs for businesses to continue operations as new 
development occurs.  The Commission emphasized ensuring opportunities for 
local commercial to locate in new mixed-use development. 

 

Staff recommended maintaining the Technical Committee’s recommendation 
regarding local and affordable commercial incentives.  Staff noted that the first tier 
of structures represents programmatic priorities in alignment with the City’s vision.  
These priorities related to the built form, construction materials, and subsequent 
operation of the development.  Affordable and local commercial has been 
provided thus far by developers via development agreements.  Codifying this 
incentive as a second-tier item allows for a pilot approach that can inform future 
updates such as the Overlake Neighborhood Plan Update and Redmond 2050.  
These comprehensive planning efforts include discussions with property owners, 
developers, and the community through which in-depth consideration of the 
City’s vision, priorities, policies, and resulting regulations will occur. 

 

Commissioners also held robust discussion regarding Leadership in Energy and 
Environmental Design (LEED) incentive.  Commissioner Varadharajan suggested a 
broader structure that includes other industry standards such as the Living 
Building Challenge and Architectural 2030 Zero Code.  She noted that these 
address operational offsets of new development as well as the embodied carbon 
of construction material.  For this purpose, she asked staff to identify additional 
rating and certification systems in the incentive provisions and to provide an 
inclusive definition for an overarching rating and certification system.   

Commissioners identified the following priorities for the incentive provisions: 

• Broadening the vision for green building requirements;  
• Providing a clear vision and definition; 
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• Avoiding association with a certification brand in order to remain neutral; 

• Ensuring closure of inadvertent loopholes such as by including an 
evaluation mechanism; and  

• Coordinating with Redmond’s Environmental Sustainability Action Plan. 

 

Commissioner Varadharajan coordinated with staff to refine the Technical 
Committee’s recommended amendments to the Overlake Village and Marymoor 
Design District incentive provisions.  Refinements stress that a decarbonization 
incentive is a first step on the journey to decarbonize Redmond and include a 
broad vision statement, a definition of Green Building Rating and Certification 
Systems, removal of LEED Silver as an incentive technique, and two green 
building options from which applicants may select to implement either a brief, 
decarbonization checklist or a locally-oriented expansion of LEED Platinum.  
Commissioners also requested that Redmond 2050 extend the concept of 
decarbonization further by recommending additional measures in policies and 
regulations. 

 

Commissioners supported these refinements, developed in coordination with 
Commissioner Varadharajan to include a request for staff to coordinate with the 
City’s legal counsel on the following: 

• Include language in the amendments, prior to City Council’s action, 
regarding vesting of new development applications and future long-term 
regulations for decarbonization; and 

• Work with the City Attorney to review potential vesting options within a 
timeframe of six months in advance of City Council’s action on the future 
long-term regulations.  

 

The related amendments (Exhibit A) are recommended for refinement to the 
Technical Committee in the August 4, 2021 report.  

 

Additional Discussion 

Planning Commissioners raised additional questions during review of the 
Technical Committee’s August 4, 2021 recommendation.  The following provides 
a summary of the questions and the Commission’s final issues matrix (Exhibit B) 
provides a detailed description of each. 

 

• Format and Organization:  Commissioner Varadharajan asked whether 
staff referred to the Flesch-Kincade tools regarding improvements to the 
zoning code’s readability.  She encouraged staff to implement the tool 
during internal review and when developing future amendments.   
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• Residential Use Typology:  Commissioner Rajpathak asked if the 
recommended amendments regarding a residential typology also included 
amendments relating to site design and typography.  He was satisfied with 
the references staff provided to existing standards for residential 
development. Commissioner Varadharajan also asked if the recommended 
typology also applied to densities regulated across the City’s 
neighborhood.  She supported staff’s description of the typological 
structure:  low, medium, and high densities with identification of potential 
residential development per zoning district, as currently regulated by the 
code. 

• Nonresidential Allowed Uses:  Commissioner Rajpathak asked about the 
relationship between the allowed land uses per the zoning code’s 
provisions and homeowners’ association covenants conditions and 
restrictions (CC&Rs).  He acknowledged staff’s distinction between the site-
specific, private rules of the CC&Rs in comparison to zone-based 
allowances provided in the development regulations.  He also asked 
whether the Technical Committee’s recommendations included 
modifications to setbacks for accessory dwelling units, noting that smaller 
parcels limit opportunities for constructing detached accessory dwelling 
units.  He agreed with staff’s description of the recommended changes and 
that additional study of accessory dwelling units would be provided via the 
Housing Action Plan and during Redmond 2050. 

• Accessory Dwelling Units:  Chair Nichols asked whether occupancy 
restrictions apply to other housing types in addition to accessory dwelling 
units.  She expressed her interest in the removal of occupancy 
requirements for accessory dwelling units unless the unit is being offered or 
used for short-term rental.  She supported staff’s clarification that the 
zoning code’s requirement for occupancy applies only to accessory 
dwelling units and based on the Technical Committee’s recommendation, 
would only apply thereafter to accessory dwelling units classified as short-
term rentals.   

• Strategic Revisions:  Commissioner Varadharajan requested a crosswalk 
comparison of current code provisions to the recommended amendments 
for the Town Center (TWNC) zoning district’s incentive provisions.  She 
noted her interest in the relationship between the amendments and future 
amendments to Comprehensive Plan policy DT-31 and supported staff’s 
representation of the information as provided in the Commission’s final 
issues matrix, item E-2 Town Center Zoning District Incentive Provisions.   

• Strategic Revisions:  Chair Nichols and Commissioner Shefrin requested 
clarifying information regarding the recommended amendments to 
Administrative Design Flexibility.  They asked about changes to the 
authority of the Redmond Design Review Board and whether design review 
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included lighting for private development.  They acknowledged staff’s 
description of the Technical Committee’s recommendation providing clarity 
and predictability to the Design Review Board’s authority while no addition 
or restriction of the Board’s authority would occur.  The Commissioners also 
supported staff’s listing of the code portions through which review of 
private development’s lighting designs take place. 

• Overlake (OV) and Marymoor Village (MDD) Bridge Amendments:  
Commissioner Shefrin asked whether development in the Overlake zoning 
districts is anticipated to maximize its horizontal and vertical footprint, and 
how that would relate to light access and airspace in the vicinity.  She 
supported staff’s response that the Technical Committee’s 
recommendation and the master planning process for sites of three of 
more acres include requirement of a shadow study.  The study must identify 
impacts to open spaces, public areas, and neighboring developments.   

• Overlake (OV) and Marymoor Village (MDD) Bridge Amendments:  
Chair Nichols and Commissioner Varadharajan requested additional 
information including the timeline for and the relationship between the 
Technical Committee’s recommended code amendments and upcoming 
neighborhood planning efforts in Overlake and Marymoor Village.  They 
acknowledged staff’s explanation of the relationships between policy and 
regulatory amendments involving significant collaboration and 
communication among staff teams.  Staff also clarified that the City 
Council’s action on the amendments is anticipated during March of 2022 
with an effective date 11 days thereafter. 

• Public Comment: Three individuals provided comments (Exhibit E) during 
the Planning Commission’s public hearing.  The Commission requested 
that staff include public comments in the Planning Commission’s final issues 
matrix and to work with the commenters to resolve issues raised.  
Commissioners agreed with the resolutions as describe in the staff 
response/recommendation for each item: 

o Rezone R-1 Zoning Districts: no changes were recommended; 

o Special Regulations for Nonresidential Use Classes in Overlake: 
clarifications were recommended to the relevant code sections and 
related definitions; 

o Accessory Dwelling Unit Occupancy and Parking: no changes were 
recommended; 

o Town Center Zoning District Incentive Provisions: refinements to the 
Technical Committee’s recommendation were included; and 

o Floor Area Ratio Simplification: a modification to the calculation 
method was recommended. 
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2. Recommended Conclusions of the Technical Committee 

The recommended conclusions in the Technical Committee Report (Exhibit 
F) should be adopted as conclusions. 

 

3. Planning Commission Recommendation 

The Planning Commission voted unanimously in favor of the Phase 1 of 
Amendments to the Redmond Zoning Code as a Periodic Rewrite of 
Redmond’s Development Regulations at the Commission’s November 10, 
2021 meeting. 
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Approved for Council Agenda   _  ______ 
      Angela Birney, Mayor Date 
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Overview 

 

Redmond’s Zoning Code was rewritten to its current format in 2011.  During the ten years 
since that significant rewriting process, many amendments and revisions occurred.  This 
current multi-phased, multi-year rewrite proposes to address the code as a “living and 
evolving” document to ensure that it is clear, efficient, and contextually relevant.  Particular 
focus includes establishing a strong regulatory foundation upon which future amendments will 
be easily incorporated; addressing the City’s priorities and strategic direction for equity, 
vibrancy, and long-term resiliency of the built environment and urban fabric; and to ensure 
consistency with the City’s Comprehensive Plan including its goals, vision, and framework 
policies. 

Individual amendments proposed to the Redmond Zoning Code shall require consistency and 
concurrence with the Comprehensive Plan. 

This proposal addresses several primary components of the 2020-2021 Foundational 
Rewrite: 

• Component 1: Improving the Zoning Code’s format and organization including 
providing a simple, standard style and consistent, predictable contenton page 5. 

• Component 2: Streamlining and standardizing allowed residential uses by establishing 
a residential use typology. 

• Component 3: Improving and clarifying code provisions for Accessory Dwelling Unit. 
• Component 4: Simplifying allowed nonresidential uses including increasing support 

for diverse and innovative uses in Downtown, Overlake, Willows, SE Redmond, and 
Marymoor Village. 

• Component 5: Strategic code revisions that have been prioritized particularly in 
alignment with the Mayor’s Vision, the Community Strategic Plan, and with the Long-
Term Disaster Recovery Plan (COVID-19). 

• Additional Components: Addressing the code’s definitions and formalizing a 
maintenance plan.  

For efficiency and timeliness during the rewriting of the Zoning Code, other amendments are 
included within the project’s packet and formal review (Type VI) process: 

• Bridge “the Gap” Amendments in the Overlake and Marymoor Village centers. 
• Annual Code Cleanup involving minor code corrections and legislative updates. 

  

This proposal was developed with the purpose of streamlining the City’s Zoning Code, 
strengthening its foundation in support of affordable housing, improving its clarity and 

conciseness, and enhancing economic development opportunities and flexibility.  
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Involvement and Communication 

The project team, comprised of staff, implemented broad stakeholder involvement and 
communication with the community.  Stakeholders, representing the following diverse array of 
groups, informed the development of conceptual, preliminary draft, and final draft proposals: 

 

 

 

Additional work to improve the Zoning Code is also underway to enhance alignment with the 
Transportation Master Plan, Affordable Housing Strategy, and the periodic Comprehensive 
Plan Update. Proposals addressing these elements are anticipated during subsequent phases 
of the Zoning Code ReWrite. 

  

City Council 

City Boards & Commissions 

Design Review Board 

OneRedmond – Government Affairs 

Urban & Local Center Developers, Firms & Contractors 

Master Builders 

Code Customers  

Urban Center Businesses 

Citywide Businesses 

Urban Center Property Owners 

Residential Property Owners 

Faith-Based Use Representatives 

Lake Washington School District 

Social and Cultural Organizations 

ARCH 

Neighborhoods 

Community 
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Component 1: Formatting and Organization 

Amendment Supports City Plans and Priorities 

• Community Strategic Plan 

Overview 

• Amends General Provisions and individual zoning titles and chapters of the Redmond 
Zoning Code 

• Introduces preamble, applicability paragraph, and regulatory wayfinding tool following 
the Purpose statement of the individual zoning titles and chapters 

• Provides a web-based, topic matrix for access to relevant portions of the code 

To propose changes to the Code formatting and organization, staff surveyed municipal codes 
and code improvement procedures to develop an inventory of opportunities. Several codes 
including Green Bay, Portland, Redwood City, Miami, Detroit, and Lakewood, Washington 
were reviewed.  

These codes were identified for a variety of reasons — some as preferred approaches and 
others for examples of what would not be preferred. The preferred code formats and 
organizations include Portland, Oregon, and Green Bay, Wisconsin. Portland’s code, for 
example, is self-contained with prescriptive portions, while Green Bay’s demonstrates effective 
use of cross-referencing for simple and efficient navigation. 

The Lakewood code also provides a preferred example. This code is self-contained and can 
be easily navigated. However, it is unclear regarding where certain regulations shall be 
applied. This is not preferred as it could lead to various difficulties in a development project 
coming to fruition.  

Cities identified for code organization that would not be beneficial to Redmond include 
Detroit, Michigan and Minneapolis, Minnesota. Both codes are comprised of 40 or more 
zones, creating challenges for applicants and staff in understanding how to apply regulations 
respective to zoning designations. 

Staff also consulted Universal Design and Accessibility standards to ensure that the code 
language is equitable, simple, and intuitive, and that the code use requires low physical effort 
by customers and staff  to access what they need.  The Lake Washington School District’s 
Executive Director of Special Services helped staff confirm approaches through which 
equitable accessibility could be enhanced within the Code’s language, format, and 
organization. 

Objective 

For the Redmond Zoning Code to be simplified, effective, and efficient, its rewrite 
should prioritize clarity, consistency, simplicity, streamlining, and transparency.  For the 
Redmond Zoning Code to be accessible, its rewrite should employ elements of 
Universal Design and Accessibility. 
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• Priority #1: Consolidate related zoning regulations that are currently located in multiple 
sections of the code into one section, thus simplifying navigation. For example: open 
space and landscaping. 

• Priority #2: Simplify and provide predictability for code customers and staff to 
implement regulations in development proposals. 

• Priority #3: Organize and enhance transparency for consistency and thorough code 
implementation. 

• Priority #4: Improve accessibility in an equitable manner that provides simplicity, 
intuitiveness, and a low physical effort for customer and staff use of the Code. 

Opportunity 

Since 2011, the City Council approved more than 40 updates including site- and 
topic-specific amendments -- for example: Temporary Uses, Low Impact 
Development, Marymoor Subarea Plan; and periodic clean up series in 2013, 2015, 
2018, 2019, and 2020.  In addition, the Technical Committee approved seven 
updates to the RZC Appendices (RZC 21.02.050 Appendices).  Every amendment 
introduces opportunities as well as risks involving the Zoning Code’s operability. 
 

 
Amendments to development regulations are a normal course of work and required by the 
Growth Management Act.  The “living” and evolving nature of development regulations 
introduces many opportunities for enhancement to these technical requirements as well as 
risks for increasing their complexity and for establishing internal and external conflicts.  
Therefore, it is important to incorporate timely procedures for examining and refining the 
functionality and operability of the document.  The following have been identified as key 
opportunities during the first and second phase of the Zoning Code Rewrite project.  
Additional opportunities are also planned as continued process improvement, enhancing the 
consumers’ and staff’s experience when implementing the City’s vision.  
 

• Opportunity #1:  Identify and locate requirements for all individual development 
actions based on zoning designation 

• Opportunity #2:  Provide tools for locating required portions of development 
regulations 

• Opportunity #3:  Employ Universal Accessibility Standards for Public Service – Written 
Communication to move, condense, and simplify regulatory narrative. 

Opportunity #1 is a low-level investment while Opportunities #2 and #3 are high-level 
investment due to the time involved in development and the risk of inadvertent omissions and 
similar errors.  Therefore, staff proposes involving only Opportunity #1 and a portion of 
Opportunity #2 during the first phase of the Rewrite project. 

Inventory 

During a 2020 interview series, staff identified the following issues involving the 
code: 

• Organization (60 percent of respondents) as staff’s most frequent concern 
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• Clarity, Images and Visuals, Readability, Organization (50 percent of 
respondents) as priorities for future improvement 

• Clarity, Conflicts, Organization, Size, and Surprises (75 percent of 
respondents) as the most frequent issues raised by code consumers 

 
 
The following case study of an application for development in the Downtown urban center 
demonstrates existing conditions of the landscaping and open space requirements: 
 

• Landscaping 
o 49 portions, comprising 12 chapters over 4 articles, of the Zoning Code provide 

requirements within the Downtown 
o Of these, 41 portions of the Zoning Code applied to the case study 

• Open Space 
o 21 portions, comprising 5 chapters over 3 articles of the Zoning Code provide 

requirements within the Downtown 
o Of these,17 portions of the Zoning Code applied to the case study 

 
The image below, an issues matrix excerpt, demonstrates the need for clarity, conciseness, 
and effective organization of development regulations. 

Example:  

 Authority Applicable Requirements Compliance Comments Documents 
Reviewed 

21.32.060 - Ecological Score Requirements 
22 B5 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. 

Does not 
Comply 

  

21.32.080 - Types of Planting 
23 A The applicant shall indicate on the preliminary landscape plan the 

types of planting to be provided in each area of the site. The types, 
arrangement and quantity of plants shall be appropriate to the size 
and purpose of the area to be planted and shall be based on the 
applicable use proposed as indicated in table 21.32.080 

Complies   

21.32.100 - Irrigation 
24 A All plants shall receive sufficient water to assure their survival. 

Planting areas over 500 square feet in size shall be irrigated with 
automatic systems designed to conserve water. The irrigation 
requirement may be modified or waived for planting areas with 
drought tolerant plants as long as it is demonstrated to the 
Administrator that adequate water will be provided to ensure the 
plants’ survival. 

Complies   

25 B Where automatic irrigation is required, a subsurface irrigation or drip 
irrigation system shall be provided in accordance with all state and 
local rules, regulations and ordinances including approved backflow 
devices. All irrigation systems shall include a rain sensor device. The 
system shall completely cover all planting areas requiring irrigation. 

Complies   

Landscape Standards (Article III, Design Standards) 
21.60.040.C.1 – Citywide Design Standards (Design Concepts, Landscaping, Planting Design, Design Criteria) 
26 b.i Preserve as much native noninvasive vegetation as possible. Replant 

developed areas with stands of non-dwarf evergreens in natural and 
random patterns where possible. 

n/a   

27 b.ii Provide space on-site for active or passive recreational purposes. Complies   
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 Authority Applicable Requirements Compliance Comments Documents 
Reviewed 

28 b.iii Provide plantings that provide a clear transition in design between 
adjacent sites, within a site, and from native vegetation areas. 
Design foundation plantings to create an effective change from 
public to private space and from the vertical to horizontal plane at 
building edges. 

Does not 
Comply 

  

29 b.iv 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. 

Does not 
Comply 

  

30 b.v Use planting to highlight significant site features and to define site 
use areas and circulation corridors without interfering with the use of 
such areas.  

Complies   

31 b.vi Use planting landscaping which minimizes disruption of sight lines 
along pathways. 

Complies   

32 b.vii Plants and techniques that reduce water consumption are 
encouraged. 

Complies   

33 b.viii Plants should be selected and arranged according to the following 
design criteria: 
A. Variety. Select a variety of plants providing interest, accent, and 

contrast, using as many native species as possible. 
B. Consistency. Develop a planting design conforming to the 

overall project design concept and adjoining properties. 
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 the stipulated 
time. 

Complies   

21.60.020.J – Citywide Design Standards (Context, Circulation and Connections, Parking Lot and Structured Parking Location and 
Design) 
34 2.f.iii Parking structures shall have landscaping around the perimeter 

which will correspond to that used by the adjacent land uses and 
activities. Landscaping shall 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. 

Does not 
Comply 

  

21.62.020.F - Downtown Design Standards (Residential Standards, Residential Parking and Access) 
35 7.b.ii Semi-subterranean parking may be located within five feet of interior 

property lines when screened with Type II landscape buffers at the 
perimeter. The base of the parking level visible at any pedestrian 
walkway shall be finished concrete, painted, or clad in masonry. 

Does not 
Comply 

  

 

The identification and relocation of development regulations into a common and predictable 
structure has significant potential to increase the efficiency and effectiveness of the City’s 
Zoning Code.  Though systemic improvements are strongly recommended, smaller and 
incremental improvements can provide immediate assistance to code consumers and staff 
while ensure the ongoing accuracy of individual articles, titles, and chapters of the document. 

Proposal 

Based on the priorities listed above, staff proposes a multi-phased approach for 
improving the Zoning Code’s format and organization. This component also plans for 
coordination with significant work proposed through other rewrite components. 

 
1. Simplify the code navigation process.  

Establish wayfinding mechanisms to assist customers and staff in locating relevant 
titles, chapters, and sections of the Code.  Then, identify and organize code sections in 
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a logical, simple order that strengthens customer and staff’s experience in locating 
regulations. 

2. Provide a predictable code for confident implementation by users. 
The code as it currently stands has many regulations in places that are not consistent 
with the organization of other portions of the code. Improvements in this regard 
provide greater efficiency during project design and permit review, therefore having 
potential for reducing the general cost of development for code consumers.  
Predictable code also reflects the intent and purpose of the relevant section, resulting 
in clear and consistent implementation of the City’s goals and vision. 
 
A predictable code also ensures accessibility and inclusion to the code’s narrative.  
Staff shall apply standards and tools that strengthen the codes ease of use and 
readability as a public document.  For example, the following readability statistics, 
provided by Microsoft Word, will help staff assess individual portions of the code: 
 

 
 

3. Condense the code into logical sections and omit areas of over-regulation.  
Many of the code’s zoning designations and allowed land uses include special 
regulations that risk delaying or denying applications for development. These special 
regulations apply in unequal measure and in some instances, without rationale. 
Reorganizing the code would provide customers greater predictability, supporting 
transparency and common understanding between users that will streamline the 
development review process. 

4. Coordinate users guides. 
Establish a standard and elegant approach for including and referencing user guides. 
In comparison to guides that are currently featured in the Zoning Code, establish an 
enhanced system through which these and future guides would be developed and 
made accessible for all. Coordinate with the City’s webpage coordinator to increase 
accessibility and to maintain consistency. 
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Stakeholder Involvement 

Stakeholder involvement occurred during several project milestones and involved a 
variety of communication tools:  

• Conceptual Project Development:  direct email, online presentation with question and answer 
period, Let’s Connect forum, two office hours, one-on-one discussions 

• Draft Proposed Amendments:  direct email, online presentation with question and answer 
period, Let’s Connect forum, three office hours, and proposal testing event 

• Boards and Commissions Briefings:  Redmond Arts and Culture Commission, Design Redmond 
Board, Parks and Trails Commission, and Pedestrian and Bicycle Advisory Committee 

 
 
Regarding the proposed changes to the Zoning Code’s format and organization, stakeholders 
reported favoring the addition of a wayfinding mechanism.  Of the alternatives proposed 
including an iconographic tool, a word-based tool, and a hybrid of icons and words, the 
stakeholders preferred the hybrid tool. 

Stakeholders appreciated the efficiency the wayfinding mechanism provided during technical 
testing for locating relevant code titles, chapters, and sections. 

Stakeholders requested the City to take more advantage of wayfinding mechanisms to 
support customers versus limiting tools to the more significant and complex topics involved in 
development planning and review.  For example, stakeholders requested the addition of 
better wayfinding tools to the Accessory Dwelling Unit (ADU) and Home Business regulations. 
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Component 2: Allowed Residential Uses - Residential Use Typology  

Amendment Supports City Plans and Priorities 

• Community Strategic Plan 
• Comprehensive Plan 
• Housing Action Plan 
• Environmental Sustainability Action Plan Transportation and Land Use Strategies 

Overview 

• Expands existing residential typology to include low and medium density housing 
types 

• Provides companion material organized by residential density and housing type for 
clarity and predictability of development 

• Includes informational guides to inform community and developers of complete 
residential typology  

To construct a residential typology, staff surveyed a variety of development regulations and 
codes to compare and assess alternatives for clarifying and enhancing residential uses and to 
establish standards. This survey included Bellevue, Kirkland, Issaquah, Bothell, Seattle, 
Portland, Washington Administrative Code, and Washington State Building Code. Additional 
sources, in consideration of a typological construct, included Puget Sound Regional Council 
(Vision 2040), the Michigan Municipal League of Cities, the Congress for New Urbanism, the 
Form Based Code Institute, the Project for Lean Urbanism, and the Smart Code Applied 
Transects. 

Objective 

For the Zoning Code’s residential uses to be simplified, they should provide clarity and 
align with the City’s future growth pattern. 

 
• Priority #1: Group the number of residential uses into broad, clearly defined categories 
• Priority #2: Provide for a diversity of housing types to increase opportunities for people 

to live in Redmond during all stages of life 
• Priority #3: Provide a result that is simple and predictable for customers and staff to 

understand and implement 

Opportunity 

While the City anticipates shifts in the growing community, consistency with state and 
regional plans for these changes will reduce barriers and proactively meet demands for a 
dynamic range of housing needs. This proposal anticipates many changes regarding 
housing types during the 2050 planning period and in response to the City’s Housing 
Action Plan including the following key opportunities: 
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• Opportunity #1: Flexibility, supporting a wide variety of housing types ensures 
equitable choices for all current and future resident, during all stages of life, and 
reduces the barrier to entry 

• Opportunity #2: Redmond’s diverse and increasing population requires a range of 
options within which to flourish 

• Opportunity #3: Clarity and consistency in navigating the Redmond Zoning Code 
empowers the community 

Inventory 

The following recommendations were identified as having the greatest potential for 
meeting the priorities and maintaining the key opportunities: 

 
• Expanded Use Allowance: A comparison of Redmond’s current allowed residential 

uses against other municipal codes identified the need for restructuring code 
provisions into a Residential Use Typology. By creating opportunities for an expanded 
set of residential uses, our growing population will have access to housing types that 
meet a wider set of needs across a gradient of densities. Using the example of Seattle’s 
Low-Rise Multifamily Zones, this information can be organized within one page: zones, 
city-wide use categories, zone-based uses within the category, definition of uses, and 
conditions or restrictions. This method represents a minor step to deviate from the 
current code’s complex organization. 

 
Implementation of this approach involves a low level of operational investment. 

Example:  

• (Citywide) Residential 
• (Zone-based) Low Density Residential Zones  
• (Zone-based) May include the following: Cottage Housing, Rowhouse, Townhouse, 

Apartments. 
• (Conditional or Restricted Uses) “Accessory Dwelling Units (ADUs) are allowed with 

single-family dwelling units, rowhouses, and townhouses in LR zones.” (Seattle) 
• Ensure alignment with Building Code: The International Building Code provides ten 

use categories, including Residential Group R; with which residential uses shall 
reference for clarity. This effort includes collaboration with the Building and Fire 
divisions.  
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o R-1: occupancies containing sleeping units where occupants are primarily transient in 
nature.  

o R-2: Occupancies containing sleeping units or more than two dwelling units where 
occupants are primarily permanent in nature.  

o R-3: Occupancies where the occupants are primarily permanent in nature, given certain 
occupant limits.  

o R-4: Occupancy shall include buildings or structures for between 5 and 16 persons, 
excluding staff, who receive custodial care.  

Similarly, the level of operational investment for this approach is low based on the Building division’s 
standard use of the International Building Code including for changes of use within developed floor 
area. As with the approaches described above, conditional and restricted uses would be addressed 
individually. 

Proposal 

Staff proposes solutions that represent the objectives, priorities, and opportunities describe above, 
providing additional information and phases.  

 
1. Eliminate redundant uses and align definitions.  

Confirm and update the current primary use categories for alignment with the adopted 
Building Code and for coordination with the Trip Generation Manual (ITE). Using the 
combination of the Building Code and Trip Generation Manual, identify a limited number of 
inclusive secondary use categories. 

2. Construct citywide residential use typology. 
Develop clear and concise guidance for new housing types along a residential continuum, 
restructuring current residential uses to encompass an expanded set of options that will better 
represent the needs of a growing population.  

3. Clarify and broaden use categories that encompass a variety of relevant uses, ultimately 
streamlining the planning and decision processes for the community and City staff.  
Provide clear and broad purpose statements and land use definitions for 1) Residential uses 
across density levels, 2) Assisted Living Facilities, and 3) Lodging Uses. 

4. Create customer-oriented visual guides that carefully illustrate the differences between 
residential uses, the value they bring to our community, and the steps needed for customers 
to achieve successful development.  

Stakeholder Involvement 

Stakeholder involvement occurred during several project milestones and involved a variety of 
communication tools:  

• Conceptual Project Development:  direct email, online presentation with question and answer 
period, Let’s Connect forum, two office hours, one-on-one discussions 

• Draft Proposed Amendments:  direct email, online presentation with question and answer 
period, Let’s Connect forum, three office hours, and proposal testing event 
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• Boards and Commissions Briefings:  Redmond Arts and Culture Commission, Design 
Redmond Board, Parks and Trails Commission, and Pedestrian and Bicycle Advisory 
Committee 

 
 
Stakeholders described their support for a typological focus and addition of new typologies for 
residential development.  They also appreciated the City’s emphasis on missing-middle housing, 
looking forward to implementation of the Housing Action Plan’s policy and code recommendations. 
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Component 3: Accessory Dwelling Units (ADU) 

Amendment Supports City Plans and Priorities 

• Comprehensive Plan 
• Housing Action Plan 
• Environmental Sustainability Action Plan’s Housing Options Strategy 

Also Supports 

• SB-5235:  Increasing housing unit inventory by removing arbitrary limits on housing options 

Overview 

• Simplifies and clarifies opportunity for property owners to include accessory dwelling units 
• Provides informational guides to inform community, property owners, and developers of 

regulatory components 
• Incorporates state laws omitting occupancy requirements for long-term rental of accessory 

dwelling units 

Input from customers as well as the City’s Housing Action Plan and recent legislation raised 
awareness of the need for refinements to the City’s Accessory Dwelling Unit (ADU) regulations and 
operating procedures. Staff surveyed a variety of jurisdictions to assess alternatives for code 
refinement and for supportive information such as brochures and user guides. This proposal includes 
amendments to regulations made necessary by recent state legislation and in response to customer 
comments.  

Opportunity 

Broaden and clarify the variety of housing types, including accessory dwelling units, while 
maintaining the same planned densities identified in the Comprehensive Plan.   

 
• Opportunity #1:  Establish a clear and concise typology that depicts a broad range of housing 

types, including ADUs, that can be constructed. 
• Opportunity #2:  Improve the provisions for ADUs, supporting customers’ needs and the 

readability (accessibility) of the code. 
• Opportunity #3:  Incorporate recent state legislation removing owner occupancy 

requirements for long-term ADU rentals. 

Inventory 

Though the code includes opportunity for a wide variety of housing types, a typology can 
enhance the understanding of the housing types and where they can be constructed. 

 
• ADUs are currently allowed per the code 
• Parking is currently required for ADUs unless the site is near frequent transit 
• Owner occupancy is currently required 
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• A mathematical calculation and site characteristics determine the maximum allowed size of 
the ADU 

 
Implementation of this approach involves a low level of operational investment. 

Example:  

• Currently, the following portion of the zoning code determines the possible maximum 
allowed size of the ADU and has resulted in frequent questions: 

RZC 21.08.220.C..3., Size/Scale 

a. The total square footage of a detached ADU shall not exceed 40 percent of the total 
square footage of the primary dwelling unit and the accessory dwelling unit combined, 
excluding any garage area, and in no case shall it exceed 1,000 square feet. 

b. In no case shall the ADU exceed 1,500 square feet in total area. If an ADU occupies 
an entire single floor, the Technical Committee 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. 

With minor adjustments to the code and improvements to informational material, staff anticipates an 
increase in support for the development of this type of housing.  ADUs are identified in the City’s 
Housing Action Plan as a missing-middle housing type. 

Proposal 

Staff proposes a series of improvements that are anticipated to increase opportunities for and 
significantly reduce challenges that prevent development of accessory dwelling units throughout 
the City. 

 
1. Clarify the code.  

Amend portions of the code that lack clarity regarding accessory dwelling units in comparison 
to other residential uses. 

• Refine the definition(s) of accessory dwelling units to address the full range of their 
common configurations including internal to the existing primary structure, addition to 
primary structure, and detached structure. 

2. Streamline regulations and procedures. 
Update regulatory requirements and standard operating procedures that can increase time 
and cost for customers.  

• Relocate and organize relevant code into a single, common section; and 
• Simplify the calculation for applicants to measure the maximum allowed size of 

accessory dwellings. 
3. Align with Legislative Updates. 

Remove arbitrary limits on housing options in alignment with Engrossed Substitute Senate Bill 
5235, passed on April 14, 2021, an act relating to increasing housing unit inventory.  
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4. Identify Authority and Conditions for Waiver. 
Opportunity for the Code Administrator to waive certain requirements when conditions are 
unsuitable, or alternatives are preferred. 

5. Develop clear and concise informational material. 
Provide brochures and other print and digital information to guide customers in their 
feasibility review and development of accessory dwelling units. Also develop a permit type 
that allows for tracking and standardized reporting of these units. 

Staff will continue to monitor the priority actions identified by the City’s Housing Action Plan and the 
State’s legislative agenda to propose and incorporate additional improvements during subsequent 
phases of the Zoning Code ReWrite. 

Stakeholder Involvement 

Stakeholder involvement occurred during several project milestones and involved a variety of 
communication tools:  

• Conceptual Project Development:  direct email, online presentation with question and answer period, 
Let’s Connect forum, two office hours, one-on-one discussions 

• Draft Proposed Amendments:  direct email, online presentation with question and answer period, Let’s 
Connect forum, three office hours, and proposal testing event 

• Boards and Commissions Briefings:  Redmond Arts and Culture Commission, Design Redmond Board, 
Parks and Trails Commission, and Pedestrian and Bicycle Advisory Committee 

 
 
Several stakeholders described their support for improvements to the Accessory Dwelling Unit 
regulations and informational material.  They appreciated the changes to occupancy requirements 
that eliminate owner occupancy in the primary or accessory unit for long-term (over 12 months) 
rentals. 
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Component 4: Simplifying Allowed/Permitted Nonresidential Uses  

Amendment Supports City Plans and Priorities 

• Community Strategic Plan 
• Long Term Recovery Plan (COVID-19 pandemic) 
• Environmental Sustainability Action Plan’s 10 Minute Community and Walkable Built 

Environment Strategies 

Also Supports 

• City Council and Planning Commission request to clarify representation of Redmond’s diverse 
community in definitions, regulations, and narrative regarding faith-based uses 

Overview 

• Simplifies and reduces the number of land use categories related to nonresidential uses 
• Introduces flexibility for businesses to locate and grow within Redmond 
• Introduces artisanal manufacturing for hybrid light manufacturing, sales, display, and service of 

craft products when conducive to urban centers 
• Amends religious use definition, regulations, and narrative to reflect community diversity and 

inclusion 

To consider and compare enhancement to the City’s codified nonresidential uses, staff surveyed 
codes and code improvement procedures to develop an inventory of opportunities. The primary 
focus of this component is simplifying the Zoning Code and creating economic development 
flexibility. Several codes including King County, Seattle, Portland, New York, Redwood City, Palo Alto, 
San Diego, Bellevue, Kirkland, Issaquah, Everett, and Lakewood were reviewed. Additional examples 
of code improvement procedures were assessed including Puget Sound Regional Council (Vision 
2040), the Michigan Municipal League of Cities, the Congress for New Urbanism, the Form Based 
Code Institute, the Project for Lean Urbanism, and the Smart Code Applied Transects. 

Objective 

For the allowed uses in the Redmond Zoning Code to be simplified, they should address a wide 
variety of aspects for doing business and the following priorities: 

 
• Priority #1: Condense the number of allowed uses into broader, less specific groupings 
• Priority #2: Provide flexibility and opportunity for economic development in an evolving and 

emerging city 
• Priority #3: Ensure an outcome that is clear and predictable on behalf of the Redmond 

community and staff 
• Priority #4: Clearly outline limitations and restrictions, as necessary.  
• Priority #5: Ensure consistency with the Comprehensive Plan policies, comprehensive land 

use, and vision for individual zoning designations across the city. 
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Opportunity 

The focus of economic development is anticipated to evolve significantly as Redmond, along 
with the Puget Sound region, grows in population and employment opportunities, and 
increases its connection with the global community. This proposal recognizes a variety of 
changes taking place during the 2050 planning period including the following key 
opportunities: 
 

 
• Opportunity #1: Flexibility in economic development supports a wide array of business types 

and sizes 
• Opportunity #2: Innovation, seen in history, requires an open foundation upon which to build 
• Opportunity #3: A rich diversity of uses strengthens community resiliency 

Inventory 

The following recommendations were identified as having the greatest potential for meeting the 
priorities and maintaining the key objectives: 

 
• Internal Knowledge and Resources: A comparison of the current matrix of allowed 

nonresidential uses to the current land use inventory (GIS) identified citywide use categories, 
primary use categories, secondary uses addressed in general purpose statements by zone, 
and specialty uses addressed as conditional or restricted uses by zone. Using the example of 
Redwood City, this information can be organized over one page: zones and design districts, 
primary use categories, definition of uses, and conditions or restrictions. This method 
represents a minor step, deviating from the current code’s organization, also in similar manner 
as Palo Alto and San Diego.  
 

• Implementation of this approach involves the lowest level of operational investment. 
o Example:  

 (Citywide) Wireless Communication Facilities, Local Utilities 
 (Primary) Education, Public Administration, Health Care, and other Institutions  
 (Secondary) Grade School, Colleges and Universities, Technical Trade School  
 (Specialty) Secure Community Transition Facility 

 
Note: Some refinement of allowed uses by zoning designation might be necessary. For 
example, local utilities are not permitted in all zones and may have been inadvertently 
omitted.  Some use categories and classes are regulated by the state and must maintain 
consistency of terminology, allowances, and restrictions. 
 

• Commercial Focus: The New York Department of Labor (DOL) completed a Storefront Sector 
study of vacancies throughout New York City. This approach would be applied within the 
commercial and mixed-use portions of the Urban Centers while maintaining the allowed uses 
currently defined for other nonresidential zoning designations. The study addressed three 
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primary categories of storefronts: 1) dry retail, 2) food and beverage, and 3) services. These 
were further analyzed through the DOL’s employment classifications of  

o Full-Service Restaurant 
o Limited-Service Restaurant 
o Food & Beverage Store 
o Other Dry Retail Store 
o Clothing & Accessory Store 
o Health & Person Care Store 
o General Merchandise Store 
o Personal Care 
o Other Services 
o Bar 

 
• Land Based Classification Standards (LBCS): The current list of allowed uses that are 

supported within the Zoning Code are based on Land Based Classification Standards.  These 
are accepted by American Planning Association and recognized by the Institute of 
Transportation Engineers (ITE).  However, the standards differ from the state and local 
building codes occupancy classes that are also codified in the Washington Administrative 
Code.  Staff realized opportunities for improved alignment and informational crosswalks 
based on a comparison of the City’s land use categories, zoning designations, allowed use 
categories and classes, building code occupancy classes, and business licensing’s NAICS 
codes. 

This realignment is tested against a 2019 proposal by BluSurf – a local, independent wakeboard 
manufacturer and merchant. BluSurf’s small-scale manufacturing could align with Other Services while 
the in-person and on-line sales component aligns with General Merchandise Store.  
 
Considerations 

The following approaches were considered for simplicity and a lower level of investment during the 
first phase of the ReWrite. 

• Align with Building Code: The Congress for New Urbanism recommends a variety of steps 
including alignment with the International Building Code. The Washington State Building 
Code provides ten use categories through which the allowed uses would be categorized and 
for which purpose statements would describe the variety of uses allowed within each category.  

o Assembly 
o Business 
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o E. Educational 
o F. Factory 
o H. High-Hazard 
o Institutional 
o M. Mercantile 
o R. Residential 
o S. Storage 
o U. Utility and Miscellaneous
o Similarly, the level of operational 

investment for this approach is 
low based on the Building 
division’s standard use of the 
International Building Code 
including for changes of use within developed floor area. As with the approaches 
described above, conditional and restricted uses would be addressed individually. 
 

• Main Streets and Urban Centers: The Congress for New Urbanism also recommends a very 
broad approach for uses located along main streets and in downtown (urban center) areas. 
This ensures a vibrant array of businesses and high number of pedestrian environments. 
Recognizing that uses change over time, uses such as commercial, office, lodging, residential, 
civic, institutional, and artisanal manufacturing would be encouraged through code 
provisions.  This approach involves a moderate amount of operational investment including 
access to educational resources for customers and staff. 

• Lean Code: The most significant deviation from the existing Zoning Code and highest level of 
operational investment is through a lean approach. This involves five steps that can be 
addressed independently, in a phased approach, or in combination with the approaches 
described above. 

1. Allow residential uses on ground floors in urban centers. Limit this approach to 
secondary and lower classification streets to maintain the Main Street commercial 
character of Cleveland Street, Leary Way, and Redmond Way. Require that ground 
floor residential uses support flexibility such as conversion to commercial in the future. 

2. Allow, but do not require, mixed use in Urban Centers. Limit this approach to a third 
street typology similar to step #1. 

3. Allow non-hazardous, small-scale, and artisanal workspaces.  
4. Expand home occupation and live/work allowances. 
5. Reduce all requirements, where feasible, for change of use such as for concurrency, 

new parking, and impact fees.  

Proposal 

Allowed uses are also one of the more customer-facing aspects of the Zoning Code and should 
remain flexible and on frequent basis, adapt to economic conditions and trends.  Staff proposes 
a multi-phased solution that borrows actions from the approaches describe above.  During the 
2020-2021 Foundational ReWrite, staff is proposing items 1 and 2 below.  Items 3 and 4 are 
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proposed in part and will be additionally pursued in future updates such as in coordination with 
Redmond 2050. 

 
1. Eliminate redundant uses.  

Streamline the current uses by eliminating those that have similarities to other uses. 
2. Identify citywide, primary use categories, use classes, and use-based activities. 

Confirm and update the current primary use categories for alignment with the adopted 
Building Code and with the Trip Generation Manual (ITE). Using the combination of the 
Building Code and Trip Generation Manual, identify a limited number of inclusive secondary 
use categories. Clarify authority and conditions through which placement of uses may also 
occur such as for hybrid and flex commercial and office uses. 

3. Broaden Main Street, Urban and Local Center uses, and opportunities to live, work, and play 
near light rail stations. 
Develop a clear yet broad purpose statement and land use definition for 1) Main Streets of 
Cleveland Street, Leary Way, and Redmond Way; 2) Urban Centers of Downtown and 
Overlake; 3) Local Center of Marymoor Village; and 4) light rail station areas. 

4. Enhance diversity of uses based on Lean Code. 
Allow flex-space (residential and nonresidential) uses at ground floors based on street 
typology. Allow non-hazardous, small-scale, and artisanal workspaces along Main Streets and 
based on other street typologies. Expand opportunities for home occupation and live/work 
units in Urban and Local Centers. 
 

Stakeholder Involvement 

Stakeholder involvement occurred during several project milestones and involved a variety of 
communication tools:  

• Conceptual Project Development:  direct email, online presentation with question and answer period, 
Let’s Connect forum, two office hours, one-on-one discussions 

• Draft Proposed Amendments:  direct email, online presentation with question and answer period, Let’s 
Connect forum, three office hours, and proposal testing event 

• Boards and Commissions Briefings:  Redmond Arts and Culture Commission, Design Redmond Board, 
Parks and Trails Commission, and Pedestrian and Bicycle Advisory Committee 

 
 
Stakeholders supported the proposed simplification and flexibility for allowed nonresidential uses 
throughout the City.  They requested additional specificity to be included in the proposed allowed-
use crosswalk table that intends to assist customers in associating new uses and terminology with 
former uses and terminology.  Particularly, stakeholders were concerned with the proposed approach 
for home businesses being removed from the allowed use table and its incorporation into residential 
uses.  They agreed that a footnote would support awareness and wayfinding regarding this accessory 
“activity” to residential uses.    
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Component 5: Strategic Revisions 

Amendment Supports City Plans and Priorities 

• Community Strategic Plan 
• Long Term Recovery Plan (COVID-19 pandemic) 
• Environmental Sustainability Action Plan’s Unbundled 

Parking, Parking Minimums, and Non-Single Occupancy 
Vehicle (SOV) Usage 

• Temporary Construction Dewatering (TCD) Policy 
Analysis Project strategy  

• National Pollutant Discharge Elimination System 
(NPDES) Permit 

Also Supports 

• HP-1754:  Concerning the hosting of homeless by faith-
based organizations. 

Overview 

• Amends Administrative Design Flexibility to include additional opportunities for Design 
Review Board to support design flexibility within the purpose and intent of individual zoning 
designations 

• Amends and clarifies Temporary Use Permits to facilitate actions of Redmond’s Long-Term 
Recovery Plan 

• Simplifies Floor Area Ratios in the Overlake neighborhood and Marymoor Design Districts 
• Clarifies allowance of previously approved parking standards to remain effective to 

established buildings and site in the Downtown, Overlake, and Marymoor Village when the 
occupancy or ownership changes 

• Amends the Town Center zoning incentive schedule to align with the Comprehensive Plan, 
Housing Action Plan, and the Community Strategic Plan regarding siting transit-oriented 
development near light rail station areas 

The pandemic has put Redmond in unprecedented times. As part of the city’s COVID recovery plan 
some code changes are being prioritized. Swift, predictable responses to inquiries from developers, 
business owners and community members are necessary to Redmond’s recovery effort. Code 
revisions to those regulations that staff and applicants have identified as most confusing are being 
prioritized for simplification as well as building a regulatory framework that assists business recovery 
while maintaining public health and safety. These codes will be assessed for alignment with the 
Mayor’s vision and the Community Strategic Plan to ensure revisions are not merely reactionary to the 
pandemic, but help further the City’s commitment to livability, sustainability, equity, and resiliency.  

Objective 

Prioritize strategic changes to codes that frequently cause confusion among internal staff, developers, 
and community members. Areas of focus include clarifying process and authority, promoting 
economic recovery and simplifying standards to encourage appropriate development in urban 
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centers. These changes will be made to make the code more streamlined, efficient, aligned with the 
Community Strategic Plan, and to realize time and cost savings for both the city and applicants.  

Proposal 

Amendments to the Redmond Zoning Code include: 

1. Administrative Design Flexibility: Clarifying process and authority for administrative design 
flexibility and modifications. 

2. Temporary Use Permit: Promoting economic recovery through simple, promptly issued 
temporary use permits necessary to assist businesses while maintaining public health and 
safety.  Incorporating HP-1754 regarding the hosting of homeless by faith-based 
organizations. 

3. Floor Area Ratio: Encouraging continued development in identified urban centers by 
simplifying complex floor area ratio development standards.  

4. Parking Standards for Established and Older Structures:  Clarifying that previously approved 
parking ratios as well as parking patterns for older structures could remain as established 
during changes to uses, tenants, and ownership. Supporting the ongoing viability of business 
operations and leasing in the event of partial site and/or building condemnations. 

5. Town Center (TWNC) Zone Incentives:  Updating incentive provisions associated with the 
Redmond Town Center and advancing Comprehensive Plan policies in support of transit-
oriented development (TOD) and housing goals.   
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Other Components: Annual Code Cleanup, Bridge Amendments to 
Overlake and Marymoor Design Districts, General Process, Definitions, 
and a Zoning Code Maintenance Plan 

Annual Code Cleanup 

Amendment Supports City Plans and Priorities 

• Comprehensive Plan 
• Community Strategic Plan 
• Housing Action Plan 
• Economic Development 
• Transportation Master Plan 
• Environmental Sustainability Action Plan strategies as identified within the Annual Code 

Cleanup report 

Overview 

• Amends the Overlake neighborhood and Marymoor Design District incentive schedule to 
reflect the exhaustion of previously established incentives and to advance City goals and 
priorities through development incentives that align with Comprehensive Plan, Housing 
Action Plan, and the Community Strategic Plan 

• Amends building and site design for consistency with the City’s Standard Details and 
Specifications regarding building overhangs 

• Introduces additional opportunity for building height transfer to reduce impacts of temporary 
construction dewatering and subterranean parking structures to areas of high ground water 

The City processes minor amendments to the Zoning Code to maintain the code’s accuracy, 
functionality, and for consistency with federal, state, and local laws.  This regular course of work 
involves amendments that are minor in substance and varied in its scope from year to year.  Previous 
amendments of this nature occurred periodically in 2013, 2015, and 2018, then annually thereafter. 

Topics proposed for minor amendments during 2021 are listed in the following table: 

Topic Correction Purpose 

Reduced Parking Near Frequent Transit per 
RCW 36.70A.620 

Consistency with state law 

Sign Code Cross-Reference and Corrections Clarification of cross-reference and 
corrections of typographical errors 

Overlake Street Tree List Clarification of reference to supporting 
document and program 

Sidewalks in Easements Clarification and confirmation of existing 
regulations 

Town Center (TWNC) Development 
Agreement Code Clarification 

Corrections reflecting expired development 
agreement 
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Topic Correction Purpose 

Alter/Alteration Definition Clarification for consistency with adopting 
ordinance 

 

Bridge Amendments to Overlake and Marymoor Design Districts 

Amendment Supports City Plans and Priorities 

• Community Strategic Plan 
• Economic Development 
• Long-Term Recovery Plan from COVID-19 Pandemic 
• Housing Action Plan 
• Environmental Sustainability Action Plan Green Building, Climate Emergency Declaration, 

Green Space Access/PARCC Plan Implementation, and Temporary Construction Dewatering 
strategies 

• Temporary Construction Dewatering (TCD) Policy Analysis Project strategy  
• National Pollutant Discharge Elimination System (NPDES) Permit 

The Bridge amendment package is primarily focused on the City’s growing urban center of Overlake 
(OV) and the newer neighborhood of the Marymoor Village (MDD). 

• The first amendment realigns the development incentive packages found in RZC 21.12.170 
OV Incentive Program and RZC 21.13.220 MDD Incentive Program to better meet the growing 
demands of affordable housing, sustainability, and economic vitality.  

• The second portion of this amendment package proposes to amend RZC 21.12.100 OV 
Building Height that regulates Overlake building heights. The amendment relates to 
subterranean parking and shallow groundwater and their relationship to the maximum height 
allowed within Overlake. Portions of the Overlake neighborhood experience shallow 
groundwater tables that do not contribute to the City’s drinking water supply.  This geologic 
condition makes subterranean parking less feasible. This results in the need for above-ground 
parking structures that effectively reduce the amount of floor area that could otherwise be 
devoted to occupiable (non-parking) space.  A structure’s height is directly impacted by the 
placement of required parking within the project site.  

• The last portion of this amendment package rectifies an unintentional conflict in the code 
between the allowance for building modulations over rights-of-way (RZC 21.62.030.E.2.c.iii 
Overlake Village Zones Supplemental Design Standards – Design of Large Buildings) and 
City’s Standard Specifications for Road, Bridge, and Municipal Construction. The proposed 
amendment would align the code and the street standards by not allowing building 
modulations to encroach into the right-of-way. 

General Process, Definitions, and a Zoning Code Maintenance Plan  

Amendment Supports City Plans and Priorities 

• Comprehensive Plan 
• Community Strategic Plan 
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Additional amendments are proposed for the general improvement and recognition of the “living 
nature” of the City’s development regulations.  A focus of continuous process improvement allows 
the City to address regulatory issues, demands, and goals on an as-needed basis.  This strengthens 
customer service for external and internal consumers of the Zoning Code.   

Development regulations also provide a foundation for economic development.  Their accuracy, 
efficiency, and effectiveness help foster and maintain a supportive environment for people to do 
business in Redmond including: 

• New business formation (startup/entrepreneurial); 
• Preservation and development of business resiliency (legacy); 
• Relocation of businesses in Redmond; 
• Growth and adaption for businesses in fixed and new Redmond locations; and 
• Innovations (business models). 

The following highlight improvements proposed during the 2020-2021 Foundational ReWrite – the 
first of several phases that will advance the City’s focus on continuous process improvement: 

• General Process:  Addressing minor administrative process gaps will result in significant time 
and cost savings, benefitting both the customer and the City. For example, deviations from 
certain code provision are currently considered by the Code Administrator, Director of Public 
Works, or the City Council. However, the code does not provide a formal process that ensures 
consistency, predictability, and transparency for the applicant. Similarly, formality would be 
developed for Administrative Interpretations – including internal and public requests, 
Technical Committee decisions on amendments to the RZC Appendix, and clarifications to 
permit procedures such as Technical Committee’s extension for Certificates of 
Appropriateness Level I and II. 

• Definitions:  Strengthening the code’s definitions includes developing a guide to acronyms, 
standardizing use of references, and ensuring clarity and consistency of terminology. The 
code has been parsed into individual words for careful and thorough analysis, currently 
underway. Definitions are proposed to incorporate regulated standards when possible. These 
involve definitions set forth in the Revised Code of Washington and Washington 
Administrative Code. Terminology defined in other codes such as the International Building 
Code, technical manuals and other guiding documents that have been adopted or approved 
for City use would also be referenced. When industry standards are not established, the 
Webster’s Third New International Dictionary of the English Language, Unabridged, copyright 
1986 would be adopted as the secondary source for providing clarity. 

• Zoning Code Maintenance Plan:  Developing maintenance protocols supports long-term 
viability of the City’s investment in the code’s foundational rewrite. The protocols will reflect 
new standards and regulations described herein and ensure ongoing implementation of the 
format and organization established during the rewrite. A similar approach had been recently 
adopted for managing the City’s Cultural Resources Management Plan, providing example of 
the scope and scale of a code-based maintenance program. Standardizing clarity and 
consistency in the code’s format, organization, and style along with expectations for its 
maintenance would help the staff involved in drafting regulations and amendments to 
regulations avoid inadvertently “breaking” the code in the future. Another primary aspect of 
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the maintenance plan will be “health” checks at regularly planned intervals. During these, staff 
or a consultant will examine and provide recommendations for improving: 

o The code’s functionality, consistency, and transparency; 
o It’s relationship to the Comprehensive Plan; and 
o Development Service’s administrative and operational procedures. 
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Execution Strategy 

Staff proposes the following strategy for engaging stakeholders in consideration of and for providing 
feedback to the Foundational Rewrite proposals: 

• Zoning Code formatting and organization,  
• Streamlining and standardizing allowed residential uses,  
• Improving and clarifying Accessory Dwelling Unit code provisions, and 
• Simplifying allowed nonresidential uses. 

 

Communication and Stakeholder/Community Involvement 

Stakeholder Estimated 
Timing 

Venue Project 
Team 
Members 

Authorizer 

Long Range Planning, 
Housing, and Human 
Services 

Ongoing Teams Meeting, 
Technical Testing, 
Redmond 2050, 
Housing Action 
Plan 

Sarah Pyle,  
Kim Dietz,  
Cameron 
Zapata 

Sarah Pyle,  
Jeff Churchill, 
Brooke 
Buckingham, 
Beckye Frey 

CDI and Pre-Tech Ongoing Weekly CDI Team 
Meeting, Pre-Tech 
Meeting, Technical 
Testing 

Kim Dietz, 
All Team 

Sarah Pyle 

Planning Leadership Decision and 
Communication 
Milestones 

Weekly 4P, 
Briefings 

Kim Dietz, 
Team 
Members 

Sarah Pyle 

3P Decision 
Milestones 

Weekly 3P Sarah Pyle,  
Kim Dietz 

Carol Helland 

Communications Team Ongoing Teams Kim Dietz Jill Smith 
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City Boards and 
Commissions 

Project Review 
Milestones 

Boards and 
Commissions 
Meetings 

Sarah Pyle, 
Kim Dietz 

Carol Helland 

City Council Committee of 
the Whole (P2W) 

Project Action 
and Review 
Milestones 

City Council 
Meeting Venue 

Sarah Pyle,  
Kim Dietz 

Carol Helland 

Business and Organizations  Project 
Communication 
Milestones 

OneRedmond, 
Project Webpage, 
Direct Email, City 
ENews and Social 
Media, Teams, 
Webinar, Let’s 
Connect Redmond, 
Office Hours, 
Technical Testing, 
One-on-One  

Kim Dietz,  
Jill Smith 

Mayor,  
Carol Helland,  
Lisa Maher, 
Sarah Pyle 

Community Project 
Communication 
Milestones 

Project Webpage, 
City ENews and 
Social Media 

Kim Dietz,  
Jill Smith,  
 

Mayor,  
Carol Helland,  
Sarah Pyle 
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Contacts 

Carol Helland, Director, Planning and Community Development 
425-556-2107, chelland@redmond.gov  

Sarah Pyle, Manager, Community Development and Implementation 
425-556-2426,  spyle@redmond.gov  

David Lee, Manager, Community Development and Implementation 
425-556-2462, dlee@redmond.gov  

Kimberly Dietz, Senior Planner      
425-556-2415, kdietz@redmond.gov  

Niomi Montes de Oca, Senior Planner 
425-556-2499, nmontesdeoca@redmond.gov  

Cameron Zapata, Senior Planner 
425-556-2411, czapata@redmond.gov  

Andrea Kares, Planner 
425-556-2440, akares@redmond.gov 

Scott Reynolds, Planner (former staff) 
425-556-2409, sreynolds@redmond.gov  

Jaime Allen, Administrative Assistant     
425-556-2913, jallen@redmond.gov  
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\\redmond.man\FS\PCComm\Redmond Zoning Code\Zoning Code Amendments\2020-2021 Zoning Code 
Rewrite\Application Material\RZCRewrite Project Report.docx 

66

mailto:chelland@redmond.gov
mailto:spyle@redmond.gov
mailto:dlee@redmond.gov
mailto:kdietz@redmond.gov
mailto:nmontesdeoca@redmond.gov
mailto:czapata@redmond.gov
mailto:akares@redmond.gov
mailto:sreynolds@redmond.gov
mailto:jallen@redmond.gov


Redmond Zoning Code - Foundational Rewrite 2020-2021  |   32  
 
 

References 
Bellevue, C. o. (2020). Title 20: Land Use Code. Retrieved from City Code: https://bellevue.municipal.codes/BCC/20 

Buchl-Morales, K. (2020, April 27). Associate Planner. (Redmond Staff, Interviewer) 

Center, M. R. (n.d.). Home. Retrieved from https://mrsc.org/Home.aspx 

City of North Bend. (2020). Chapter 18.10: Zoning Districts. Retrieved from North Bend Municipal Code: 
https://lakewood.municipal.codes/LMC/18A.40 

City of Palo Alto. (2020). Municipal Code. Retrieved from Municipal Code & City Charter: 
https://www.cityofpaloalto.org/gov/depts/clk/municode.asp 

City of Redwood City. (2018). Downtown Precise Plan: Community Intent & Guiding Principles, Development Regulations, 
and City Actions. Retrieved from General Plans and Precise Plans: Downtown Precise Plan: 
https://www.redwoodcity.org/departments/community-development-department/planning-housing/planning-
services/general-plan-precise-plans/downtown-precise-plan 

City of San Diego. (2020). Municipal Code. Retrieved from Office of the City Clerk: https://www.sandiego.gov/city-
clerk/officialdocs/municipal-code 

Commerce, W. S. (2017). PUGET SOUND MAPPING PROJECT: LAND USE MASTER CATEGORY DEFINITIONS. Retrieved 
from Puget Sound Mapping Project: Washington State Department of Commerce: https://www.commerce.wa.gov/ 

Congress for New Urbanism, Michigan Economic Development Corporation, & Michigan Municipal League. (2018). 
Enabling Better Places: Users' Guide to Zoning Reform - Redevelopment Ready Communities.  

Council, P. S. (n.d.). Home. Retrieved from https://www.psrc.org/ 

County, K. (2020). County Code. Retrieved from Building Code and Land Use: 
https://kingcounty.gov/council/legislation/kc_code.aspx 

Duany Plater-Zyberk & Company. (2014). The Lexicon of New Urbanism. Miami. 

Everett, C. o. (2020). Title 19 Zoning Code Chapters. Retrieved from Everett Community, Planning & Economic 
Development: https://everettwa.gov/762/Zoning-Code 

Issaquah, C. o. (2012). Central Issaquah Plan. Retrieved from Codes & Plans: https://www.issaquahwa.gov/1156/Central-
Issaquah-Plan 

Issaquah, C. o. (2020). Issaquah Municipal Code. Retrieved from Code Publishing: 
https://www.codepublishing.com/WA/Issaquah/ 

Labor, U. D. (n.d.). Americans with Disabilities Act. Retrieved from https://www.dol.gov/general/topic/disability/ada 

Lakewood, C. o. (2020). Chapter 18A.40: Land Use and Interpretation Tables. Retrieved from Lakewood Muncipal Code: 
https://lakewood.municipal.codes/LMC/18A.40 

Materials, N. C. (n.d.). What is Accessibility? Retrieved from https://aem.cast.org/get-started/defining-accessibility 

Planning, C. M. (2014). Form Based Codes: A Step-by-Step Guide for Communities.  

Planning, N. D. (2019). Assessing Storefront Vacancy in NYC: 24 Neighborhood Case Studies. New York. 

67



Redmond Zoning Code - Foundational Rewrite 2020-2021  |   33  
 
 

Seattle, C. o. (n.d.). Zoning. Retrieved from http://www.seattle.gov/sdci/codes/codes-we-enforce-(a-z)/zoning 

Shoreline, C. o. (2020). Chapter 20.40: Zoning and Use Provisions. Retrieved from Code Publishing: 
https://www.codepublishing.com/WA/Shoreline/html/Shoreline20/Shoreline2040.html 

Washington State Building Code Council. (2020). Washington State Building Code: Chapter 51-50 WAC - International 
Building Code 2018 Edition. Retrieved from 2018 Washington State Building Code - Building Code Amendments: 
https://sbcc.wa.gov/sites/default/files/2020-03/2018%20IBC%20Insert%20Pages.complete_0.pdf 

Washington, D. R. (n.d.). Washington's Protection and Advocacy System. Retrieved from https://www.disabilityrightswa.org/ 

 

 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

68



Redmond Zoning Code - Foundational Rewrite 2020-2021  |   34  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
The City of Redmond assures that no person shall, on the grounds of race, color, national origin, or gender, as provided by 
Title VI of the Civil Rights Act of 1964 and the Civil Rights Restoration Act of 1987, be excluded from participation in, be 
denied the benefits of, or be otherwise subjected to discrimination under any program or activity. For more information 
about Title VI, please visit redmond.gov/TitleVI. 

无歧视声明可在本市的网址 redmond.gov/TitleVI 上查阅  |  El aviso contra la discriminación está disponible en 

redmond.gov/TitleVI. 
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 1 of 17 
 

Issue Discussion Notes Status 
Redmond Zoning Code ReWrite 
1. Provide 
additional 
information 
regarding RZC 
ReWrite Phases 
(City Council 
President Forsythe, 
City Council Vice-
President Kritzer, 
Councilmember 
Stuart, 
Councilmember 
Fields, 
Councilmember 
Anderson) 
 

City Council Discussion 
1/18:  City Council President Forsythe and Vice-President Kritzer requested additional 
information regarding the phases, milestones, timelines, and topics of the Redmond Zoning 
Code (RZC) ReWrite.  Councilmember Stuart also requested clarification of the phases 
including their relationship to changes in height and the permitting process. 
 
2/8:  Councilmembers concurred with this item and requested staff to identify topics of 
Council’s interest such as sustainable buildings and density in the long-term scope of work for 
the rewrite.  Councilmembers Anderson and Fields also requested information regarding 
staffing dedicated to the development of this work. 
 
Staff Response/Recommendation 
2/8:  At an overarching and preliminary level, the phases and goals of the RZC ReWrite 
include: 

RZC ReWrite Phase and Goals Milestones and Anticipated 
Timeline 

• Phase 1:  Research and Foundation  
o Establish standards for code narrative 
o Identify opportunities to streamline and 

improve navigation by topic such as open 
space, landscaping, sidewalks, and fences 

o Confirm and enhance terminology 
o Clarify and expand residential and 

nonresidential use types  
o Implement timely actions and priorities 

such as the Long-Term Recovery Plan 
from the COVID-19 Pandemic and the 
Housing Action Plan 

2020:  Research 
2021:  Amendment 
development, stakeholder 
involvement, and communication 
2022:  Action 

Opened 1/18, 
Closed 2/8 
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 2 of 17 
 

Issue Discussion Notes Status 
• Phase 2:  Rebuild 

o Relocate code portions for completeness 
by topic 

o Increase accessibility, readability, and 
transparency including universal 
accessibility of a public document 

o Address accuracy and functionality such 
as in tables  

o Implement citywide priorities such as the 
Housing Action Plan, Temporary 
Construction Dewatering Project, 
Environmental Sustainability Action Plan, 
and updates to the Green Building 
Program 

 

2021:  Research 
2022:  Amendment 
development, stakeholder 
involvement, and communication 
2023:  Action 

• Phase 3:  Transition from Mainly Suburban to a 
Blend of Suburban Standards, where 
appropriate, and Urban Standards in the Centers 

o Align regulations with Redmond 2050 
policy amendments including changes to 
zoning and density 

o Continue implementing citywide 
priorities such as the Housing Action 
Plan, Temporary Construction 
Dewatering Project, and Environmental 
Sustainability Action Plan 

o Refine design standards including site-
specific standards for increased height in 

2022:  Research 
2023:  Amendment 
development, stakeholder 
involvement, and communication 
2024:  Action 
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 3 of 17 
 

Issue Discussion Notes Status 
centers and opportunities for innovation 
such as in Marymoor Village 

 
• Phase 4:  Functionality and Gaps 

o Continue aligning regulations with 
Redmond 2050 policy amendments 

o Reflect companion updates to citywide 
functional plans 

o Continue implementing citywide 
priorities such as the Housing Action 
Plan, Temporary Construction 
Dewatering Project, and Environmental 
Sustainability Action Plan 

 

2023:  Research 
2024:  Amendment 
development, stakeholder 
involvement, and communication 
2025 - 2026:  Action 

 
The project phases will also include the Annual Code Cleanup -- amendments for code 
accuracy and clarity; amendments for concurrency with new federal, state, and regional laws 
and standards; and amendments for timeliness and efficiencies such as updates to Urban 
Street Standards and to Solid Waste Management – separate projects involving consultants 
for technical updates to the RZC.   
 
The scope for each phase is further developed with citywide management to identify priorities 
based on staffing capacity and to coordinate across projects and departments.  Staff can 
provide briefings, such as in the Mayor’s Weekly newsletter, as the scopes of work for 
subsequent phases are finalized.  Based on the overarching, preliminary phases describe 
above, staff anticipates addressing building height during Phase 3, in coordination with 
updated policies generated by Redmond 2050.   
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 4 of 17 
 

Issue Discussion Notes Status 
The permitting process is likely to be addressed in varying degrees throughout the project.  
For example, Phase 1 includes recommended amendments to the Administrative Design 
Flexibility (RZC 21.58.020), Temporary Use Permits (RZC 21.46), and parking at older structures 
in the centers (RZC 21.40.010). 
 
To allow for in-depth discussion of their scope and comprehensive topics, the following 
amendments are undertaking independent review, parallel to the RZC ReWrite phases listed 
above: 

• Permanent Supportive Housing; 
• Tree Regulations; and 
• Development Services Center Refresh. 

 
In closing, to respond to council's matrix question, phase 1 focuses on structure, format, language 
accessibility, clarity, terminology, transparency of what is currently allowed under the code, and 
necessary alignments with the comp plan as adopted.  
 
It does not add substantive changes at this time to density, new housing types not currently 
permitted, or green building techniques that may require additional staffing, new certifications, 
program partnerships, out of cycle IBC updates or new internal or external monitoring programs.  
 
Phase 1 prepares the staff and the code for focused work that is underway on implementation of 
the housing action plan, 2050, OV Neighborhood Plan, and the sustainability action plan.  
 
The outcomes of those current efforts will be reflected as part of phases 2 and 3 of the Zoning code 
rewrite.  
 
That work will also be considering and preparing for necessary budget and resource impacts.  
 
 

A. Format and Organization  
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 5 of 17 
 

Issue Discussion Notes Status 
A-1. Describe work 
including to the 
RZC’s definitions 
that addresses 
Diversity, Equity, 
and Inclusion, 
disparities, 
segregation, and 
inclusive zoning 
(City Council 
President Forsythe, 
Councilmember 
Anderson, 
Councilmember 
Stuart) 
 

City Council Discussion 
1/18:  Councilmember Anderson asked staff to report on research methods and the approach 
for addressing Diversity, Equity, and Inclusion (DEI) priorities, disparities, segregation, inclusive 
zoning, and improvement to the RZC’s definitions.  City Council President Forsythe also asked 
staff to identify amendments to the code based on any past red lining. 
 
2/8:  Council President Forsythe suggested changing the car icon to a bicycle for the 
wayfinding table’s transportation category.  Councilmembers Anderson recommended using 
the active tense when amending the City’s code.  Councilmember Stuart also encouraged staff 
to review the Accessory Dwelling Unit chapter of the code for references to neighborhood 
character.  Councilmembers agreed to close this item. 
 
Staff Response/Recommendation 
2/8:  Research and development for Phase 1 of the RZC ReWrite began January 2020 – before 
the City hired its first Diversity, Equity, and Inclusion manager.  Project leadership and the staff 
team recognized the need to address these aspects for the Zoning Code as a public document 
and sought resources where possible.   
 
Staff consulted with Lake Washington School District’s Executive Director of Special Services to 
learn best practices and obtain resources for improving the code’s format, narrative, and 
navigation.  As a result, the new text/iconographic wayfinding tool was developed and 
recommended for amendment to all zoning chapters as shown here for the R-4 zoning 
districts: 

Opened 1/18, 
Closed 2/8 
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Issue Discussion Notes Status 

 
 
This focus is planned to continue and expand during the remaining three phases of the RZC 
ReWrite and thereafter, as a standard for requesting amendments to the Zoning Code.  Staff 
recently met with the City’s Diversity, Equity, and Inclusion manager to introduce the Zoning 
Code’s needs for long-term DEI improvements. 
 
Staff have not discovered red lining within the current body of the Zoning Code.  However, 
“neighborhood character” is proposed for removal from the code during Phase 2 of the 
ReWrite.  This term has been identified as potentially having unintended outcomes that could 
inadvertently prohibit construction of housing types. 
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 7 of 17 
 

Issue Discussion Notes Status 
B. Residential Use Types  
B-1. Describe how 
the code will 
address missing 
middle housing? 
(City Council 
President Forsythe, 
Councilmember 
Anderson, 
Councilmember 
Fields) 
 

City Council Discussion 
1/18:  City Council President Forsythe requested additional information describing how 
amendments to the Zoning Code address missing middle housing.   
 
2/8:  Councilmember Anderson asked for clarification regarding the definition of missing 
middle housing and its relationship to tiny homes and courtyard apartment.  Councilmember 
Fields requested additional clarification such as indicating when the City would meet this type 
of need and when the housing types would no longer be referred to as “missing”. 
 
Staff Response/Recommendation 
2/8:  This first phase of the ReWrite does not introduce substantial changes to uses or 
densities. It offers clarification on how current allowed uses and density can be execute, 
including options beyond traditional mixed-use and single-family homes. Phase 2 and Phase 3 
will implement priorities of the housing action plan and Redmond 2050 policies that are 
expected to increase density in certain areas and expand allowed uses in alignment with 
housing options. The increase of density and expanded uses require a significant amount of 
additional analysis related to vehicular trips, utility capacity, impact fees, and other associated 
regulations and services.    
 
Phase 1 of the ReWrite recommends a including a new zone-specific table in all residential and 
mixed-use zoning chapters: 
 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-8 Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

Opened 1/18, 
Closed 2/8 
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Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
 

Page 8 of 17 
 

Issue Discussion Notes Status 
Low Density 
Residential 
Medium 
Density 
Residential 

Detached dwelling unit Detached dwelling 
unit 

P R 200-299 

Cottage Cottage L R 200-299 
Small-lot short plat Small-lot short plat L R 200-299 
Size-limited dwelling Size-limited dwelling P R 200-299 

Accessory dwelling unit 
(ADU) 

Accessory dwelling 
unit (ADU) 

L R 200-299 

Attached dwelling unit, 
2-4 units 

Attached dwelling 
unit, 2-4 units 

L R 200-299 

Courtyard Apartments  P R 200-299 

Manufactured home  P R 200-299 

Tiny home  P R 200-299 

Retirement residence Retirement 
residence 

L, C R 200-299 

Residential care facility Residential care 
facility 

C I 600-699 

Adult family home Adult family home P R 200-299 

 
The table clarifies allowed housing types, including those known as “missing middle housing.”  
Based on the existing zoning district and adopted land use densities, certain housing types 
would be allowed.  For example, stacked flats and courtyard apartments, as medium-density 
residential, would be allowed in the R-8 zone shown above.  Similarly, stacked flat and 
courtyard apartments could support high-density residential such as in Downtown zoning 
districts. 
 
Informational material, such as the following, will also be developed for the Development 
Services Center and city webpage: 
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Issue Discussion Notes Status 

 
 
Additional focus on missing middle housing will continue during REDMOND 2050, 
implementation of the Housing Action Plan, and the remaining phases of the RZC ReWrite. 
 

C. Accessory Dwelling Units 
C-1. What is the 
rationale and what 
was the public 
commentary 
regarding 
occupancy 
requirements, 
particularly for 
maintaining short-
term occupancy 
requirement? (City 
Council President 
Forsythe, City 

City Council Discussion 
1/18:  City Council Vice-President Kritzer asked what public commentary was provided 
regarding the recommendation for maintaining occupancy requirement of short-term rental 
units.  She also asked staff to provide additional rationale for the maintenance of this 
provision.   
 
2/8:  City Council Vice-President Kritzer noted having heard from residents about concerns 
regarding very short-term or vacation rentals.  She described, at the same time, hearing 
concerns from residents who are supportive in order to create more housing opportunities 
including the rental of both the primary residence and the accessory dwelling unit.  City 
Council President Forsythe also asked staff to confirm that the rental term accommodates 
periods of time after the first year, as to avoid requirements of an additional year in duration.  
Councilmembers concurred with the discussion of this item. 

Opened 1/18, 
Closed 2/8 
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Issue Discussion Notes Status 
Council Vice-
President Kritzer) 
 

 
Staff Response/Recommendation 
2/8:  RZC 21.08.220.A describes the purpose of accessory dwelling units to provide more 
opportunities for people to live in a variety of housing types as their needs and lifestyles 
change over time, and to add affordable housing units to the City’s housing supply.  
Amendments to this chapter seek to strengthen these opportunities by removing the 
occupancy requirements for long-term rentals while accounting for comments and complaints 
staff receives from residents and property owners.  
 
Complaints, totaling approximately four per year, are generally in regard to parking, noise, 
litter, and unpermitted construction.  The recommendation to maintain occupancy 
requirements – including opportunity for the owner to live in either the primary or the 
accessory dwelling unit – is anticipated to stem some of these issues.   
 
Staff plan to evaluate impacts of additional reduction or removal of occupancy restrictions in 
subsequent phases. There are a number of impacts and additional regulations that should be 
analyzed in advance, such as: expanded uses, unanticipated impacts to neighborhood 
character, and rental or ownership opportunities. For example, limited occupancy restrictions 
have resulted in an increase in short-term, vacation rentals (for example, Airbnb or VRBO) and 
impacts micro-community relationships in neighborhoods, privacy, noise, trips and reduced 
housing opportunities. A larger discussion is necessary prior to making a more substantial 
occupancy change.  
 
 

D. Strategic Revisions 
D-1. Clarify 
amendments based 
on areas of the City 
regarding incentive 

City Council Discussion 
1/18:  Councilmember Forsythe requested clarification concerning the areas of the City where 
regulations would be amended with incentives that align with the Temporary Construction 

Opened 1/18, 
Closed 2/8 

81



Phase 1 of Amendments to the Redmond Zoning Code as a Periodic Rewrite of Redmond’s Development Regulations (LAND-2021-00451/SEPA-
2021-00452) 
Attachment E:  City Council Issues Matrix (final) 
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Issue Discussion Notes Status 
alignment with 
Temporary 
Construction 
Dewatering Policy 
Analysis (City 
Council President 
Forsythe, City 
Council Vice 
Presidential Kritzer) 
 

Dewatering Policy Analysis.  She requested the Critical Aquifer Recharge Area (CARA) map for 
comparison with the map depicting incentives in the January 18, 2022 staff report, slide 11. 
 
2/8:  City Council Vice President Kritzer noted limited development capacity of the Downtown 
to positively impact the Critical Aquifer Recharge Area and asked staff to confirm coordination 
of the Redmond Zoning Code rewrite to accommodate recent recommendations by Public 
Works Director Williams regarding Temporary Construction Dewatering Policy Analysis phases 
and timing.   
 
Staff Response/Recommendation 
2/8:  The areas identified in the January 18 staff report differ from the CARA map as shown 
below: 
 

Critical Aquifer Recharge Area (CARA) 
Map 

Incentive Alignment with Temporary 
Construction Dewatering Policy Analysis 
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Issue Discussion Notes Status 
https://www.redmond.gov/DocumentCe
nter/View/8926/Critical-Aquifer-
Recharge-Areas-CARA-PDF   

https://www.redmond.gov/DocumentCe
nter/View/21268/21_10_050-TWNC-
Incentives-Table-per-PC-
recommendation-PDF 

 
The incentive aligning with Temporary Construction Dewatering Policy Analysis is specific to 
the Town Center zoning district and provides one example of incentive-based amendments 
recommended for City Council’s review and action.  Though this change is not recommended 
in all areas of the CARA at this time, the change can serve as a pilot through which staff will 
monitor its implementation and any issues that arise.  The results can inform the next phases 
of the Temporary Construction Dewatering Policy Analysis Project, as discussed by the City 
Council at the December 7, 2021 staff report. 
 
The recommendation for the Town Center zoning district involves the Exceptional Amenities 
for Additional Height – a new incentive that would partner with a development agreement.  
New RZC 21.10.050.C.1.b describes a maximum total of nine stories for office use.  With a 
geotechnical report, required parking may be relocated above-grade by an addition maximum 
of three stories to meet provide adequate parking for peak need.  Parking reductions will be 
encouraged and considered for developments. Additionally, applicants will be encouraged to 
seek and encourage alternative transportation options and designs that incorporate a diverse 
array of uses to support reduction of non-commute trips.    
 
For this scenario, the recommended amendments would allow applicants to seek a total of 
twelve stories within the Town Center zoning district where all of the following apply: 

• Development agreement is established; 
• Below-grade parking is confirmed infeasible;  
• Office uses are provided; and 
• The proposed development complies with new RZC 21.10.050.C.1. Exceptional 

Amenities for Additional Height. 
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Issue Discussion Notes Status 
 
Other development scenarios in the Town Center zoning district would include residential and 
residential mixed-use.  Incentives resulting in additional height within the zoning district 
would also include: 

• Greater and additional amounts of affordable housing 
• Greater and additional amounts of two- or three-bedroom affordable housing units 
• Dedicated local commercial space 
• Limited floor area to encourage startup and new businesses 
• LEED Gold, Built Green 4-Str, and equivalent development standards 
• Limited parking ratios, of 2.5 and below, for accessory uses to primary office uses 

 
Incentives regarding the parking height amendments in the Overlake Village (OV) zone are 
unrelated to the CARA’s within the City. Overlake Village has been found to have areas with 
shallow water tables.  These do not feed into the aquifer recharge area, however these areas 
present challenges to providing deeper subterranean parking. 
 

E. Overlake (OV) and Marymoor Village (MDD) Bridge Amendments 
E-1. What was the 
outcome of the 
Planning 
Commission’s 
discussion 
regarding green 
building programs?  
What programs are 
supported and 
what can be 
constructed per 
the amendments? 
Was the City 

City Council Discussion 
1/18:  City County President Forsythe, City Council Vice-President Kritzer, and Councilmember 
Stuart requested information regarding the Planning Commission’s discussion of green 
building programs and the outcome of those discussions.  Councilmember Stuart asked 
whether passive houses would be supported based on the recommended amendments.  City 
County President Forsythe also asked whether the City Council’s Climate Emergency 
Declaration for referenced during the discussions. 
 
 
2/8:  Councilmembers continued their discussion of this topic including suggesting use of 
green building certifications by name.  Councilmembers agreed that staff should continue 
work on this topic, such as during Redmond 2050 and upcoming phases of the Redmond 

Opened 1/18, 
Closed 2/8 
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Issue Discussion Notes Status 
Council’s Climate 
Emergency 
Declaration 
referenced? (City 
County President 
Forsythe, City 
Council Vice-
President Kritzer, 
Councilmember 
Stuart, 
Councilmember 
Anderson) 
 

Zoning Code rewrite, emphasizing alignment with the City Council Climate Emergency 
Declaration and considering community comments. 
 
Staff Response/Recommendation 
2/8:  The outcome of the Planning Commission’s discussion included: 

• Avoiding direct reference to one single green building standard (original version 
referenced LEED), but instead allowing flexibility for developers to select among a 
suite of third-party standards;  

• Establishing minimum green building outcomes to support progress towards the ESAP 
and Climate Emergency Declaration goals (i.e., the installation of all electric heat 
pumps)  ; and 

• Emphasizing local carbon offsets  and high-performing buildings in the near-term. 
 
The Commission prioritized these aspects to occur in advance of additional work underway 
during Redmond 2050, Overlake neighborhood planning, and during RZC ReWrite Phase 2 
concerning updates to the Green Building Program.  These planning efforts are anticipated for 
City Council’s review beginning in late 2022 and continuing through 2024, in support of City 
Council’s Climate Emergency and ESAP goals.  In addition, the Commission felt that the 
standards to be passed on to Council in their recommendation would provide stronger 
requirements and would better represent the City’s leadership in environmental 
sustainability. 

 
The Commission had significant discussion around the reference to LEED as the primary green 
building standard referenced in the RZC. LEED is currently administered within the RZC and 
has been an established and used standard across the country. Additionally, staff across the 
City are trained to assess LEED checklists. Also, due to the established nature of LEED and 
similar programs, there is an established and recognized 3rd party certification process that 
ensures these standards have been met and are continued to be met to maintain their 
certification. Some programs that are being proposed have yet to gain traction and 
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Issue Discussion Notes Status 
widespread usage as LEED and will require more long-term training of staff and potentially the 
requirement of more staff to maintain and review various programs. 
 
Staff worked directly with Commissioner Varadharajan to draft the final recommendation 
encompassing the Commission’s priorities listed above.   
 
In response to Councilmember Stuart, elements of a passive house (principles listed below) are 
supported through the current code and Green Building Program, and/or in alignment with 
the recommended incentives.  The adopted building and energy codes establish the minimum 
requirements for construction and can always be exceeded for increased efficiencies.  Passive 
house projects would need to demonstrate compliance with the IBC, IFC, Energy Cody and the 
City’s design standards.  A passive house project must demonstrate how the structure meets 
our design requirements and intent, not just the sustainability elements. Building articulation, 
for example, depends on the size of the project. Applicants have tended to steer away from 
these in response to increased costs of materials or other design components necessary to 
achieve both the passive house standards and the community’s vision and expectation of new 
buildings. The value and impact of passive houses can be achieved through other green 
building approaches, and therefore, has been a point of interest during early project planning.  
However, this type of project has not been constructed to date within Redmond 
 
For the purpose of research and training, staff toured passive house construction in King 
County and spoke to developers regarding associated costs and supply chain of required 
materials. The required materials can be costly and manufactured by a small number of 
providers. Designs have required more creativity on the applicant’s end to meet required 
standards .  
 
For reference, here are five building-science principles of passive houses, per the non-profit 
organization -- Passive House Institute US, Inc.:  
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Issue Discussion Notes Status 
1. Employs continuous insulation throughout its entire envelope without any thermal 

bridging. 
2. The building envelope is extremely airtight, preventing infiltration of outside air and 

loss of conditioned air. 
3. Employs high-performance windows (double or triple-paned windows depending on 

climate and building type) and doors - solar gain is managed to exploit the sun's energy 
for heating purposes in the heating season and to minimize overheating during the 
cooling season. 

4. Uses some form of balanced heat- and moisture-recovery ventilation.  
5. Uses a minimal space conditioning system. 

 
 

E-2. Would like 
additional 
information 
regarding the 
Planning 
Commission’s 
discussion of tiered 
incentives such as 
affordable 
commercial in 
Marymoor Village 
and Overlake (City 
Council Vice-
President Kritzer) 
 

City Council Discussion 
1/18:  City Council Vice-President Kritzer requested additional information regarding the Planning 
Commission’s discussion of tiered incentives such as affordable commercial in Marymoor Village and 
Overlake. 
 
2/8:  City Council Vice-President Kritzer asked staff to further distinguish between tier 1 and tier 2, 
then agreed to close this item. 
 
Staff Response/Recommendation 
2/8:  Commissioners requested prioritizing affordable and local commercial to the first tier of 
incentives versus the second tier.  The Commission felt that elevating the incentive would 
provide timely support for losses of small businesses and concerns being expressed regarding 
the affordability of commercial floor area and relocation costs.  The Commissioner’s request 
also recognized the need for affordable non-profit space. 
 
Staff recommended against shifting the incentive’s prioritization to the first tier.  Staff’s 
rationale includes: 

Opened 1/18, 
Closed 2/8 
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Issue Discussion Notes Status 
• The current amendment is the first step toward codification of local and affordable 

commercial space; 
• Additional work regarding this topic is underway and can take into account lessons 

learned during this interim approach; and 
• Design and construction of floor area and its leasing could remain flexible based on 

the current recommendation.   
 
Redmond 2050 also included this topic in its community conversations, providing opportunity 
for changes to begin at the policy level. 
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CODE 

CITY OF REDMOND 
ORDINANCE NO. _____ 

 
AN ORDINANCE OF THE CITY OF REDMOND, 
WASHINGTON, AMENDING THE REDMOND ZONING CODE 
(RZC) AS A PERIODIC REWRITING OF DEVELOPMENT 
REGULATIONS, HEREIN REFERRED TO AS THE RZC 
REWRITE PHASE 1, TO PROVIDE TIMELY, 
FOUNDATIONAL IMPROVEMENTS TO THE RZC AND FOR 
CONCURRENCE WITH STATE AND FEDERAL LEGISLATIVE 
UPDATES AND UPDATES STANDARDS AND 
SPECIFICATIONS, PROVIDING FOR SEVERABILITY 
AND ESTABLISHING AN EFFECTIVE DATE 

________________________________________________________________ 

WHEREAS, the Growth Management Act requires that development 

regulations be subject to continuing evaluation and review; and 

WHEREAS, the Growth Management Act requires that development 

regulations must be consistent with and implement comprehensive 

plans adopted pursuant to the act; and 

WHEREAS, WAC 365-196-800 establishes that “implement” 

connotes not only a lack of conflict but also a sufficient scope 

to fully carry out the goals, vision, policies, standards, and 

directions contained in the comprehensive plan; and 

WHEREAS, City staff has identified, within the RZC, 

opportunities for improvements to consistency between the Redmond 

Comprehensive Plan and development regulations, as well as to the 

format and structure, terminology, and narrative of the 

development regulations; for strategic and timely revisions to 

further reflect the City’s goals, vision, functional and strategic 
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plans, and priorities; and to portions of the development 

regulations for conformance with updated laws and regulations; and 

WHEREAS, state agencies received 60-day notice of the 

proposed amendments on May 28, 2021; and  

 WHEREAS, a State Environmental Policy Act checklist was 

prepared, and a Determination of Non-significance was issued on 

June 18, 2021 for the proposed amendments; and 

 WHEREAS, the Technical Committee reviewed and recommended 

approval of the proposed amendments and on August 4, 2021; and 

WHEREAS, the Planning Commission conducted a public hearing 

on the proposed amendments on September 8, 2021 and September 22, 

2021 to receive public comment; and 

 WHEREAS, the Planning Commission received testimony from 

three individuals regarding the proposed amendments and requested 

resolution of the issues to be reflected in the Commission’s issues 

matrix, approved by the Commission on October 27, 2021; and 

 WHEREAS, upon completion of the public hearing the Planning 

Commission issued findings, conclusions, and recommendations in a 

report to the Redmond City Council dated November 10, 2021; and 

 WHEREAS, the City Council held public meetings on  

January 11, 2022, January 18, 2022, February 8, 2022, and May 3, 

2022 to consider the Planning Commission’s recommendation; and  
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 WHEREAS, members of the community provided comment regarding 

interim amendments to RZC section 21.12.170 OV (Overlake) 

Incentive Program regarding equivalent certification programs to 

LEED Certification/Green Building; and 

 WHEREAS, the City Council directed staff to resolve the 

concerns regarding RZC section 21.12.170; and  

 WHEREAS, the City Council remanded to the Planning Commission 

the recommended amendments to RZC section 21.10.050 Town Center 

(TWNC) Zone and RZC subsection 21.62.020.I Downtown Design 

Standards – Town Center Zone involving the Redmond Town Center 

incentive package, minimum retail provisions, and references to 

the 1995 Redmond Town Center Master Plan and Design Guidelines; 

and 

 WHEREAS, the City Council directed staff to submit the 

remainder of amendments to the RZC for consideration of action by 

the City Council; and 

 WHEREAS, a notice of the City Council’s action on this 

proposed amendment was provided on May 31, 2022; and 

WHEREAS, the City Council desires to adopt the amendments set 

forth in this ordinance. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF REDMOND, 

WASHINGTON, DOES ORDAIN AS FOLLOWS: 
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 Section 1. Classification.  The amendments set forth by 

this ordinance are of a general and permanent nature and shall 

become a part of the Redmond Zoning Code. 

 Section 2. Findings and Conclusions.  In support of the 

proposed amendments to the Redmond Zoning Code, the City Council 

hereby adopts the findings and conclusions contained in the 

Planning Commission Report dated November 10, 2021, including all 

related attachments and exhibits. 

 Section 3.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.04 General Provisions. The provisions of RZC Chapter 

21.04, Section 21.04.010 is hereby amended to include the following 

new provisions of Paragraph B. Interpretation and Application, and 

Section 21.04.030 is hereby amended to read as follows:   

NEW SECTION. RZC 21.04.010.B Interpretation and Application. 

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 
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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.   

RZC 21.04.030 Comprehensive Allowed Uses Chart. 

A. Generally. This chart is meant to serve as a compilation 

of permitted uses within each of the individual zone 

summaries. It does not include all the specific use 

limitations or requirements that may apply. Please refer 
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to the individual zone summaries for special use 

requirements or limitations. 

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 applies; 

and “N” where a use class is not permitted.  When combined, 

such as “P/C”, special regulations or conditions might 

also apply based on location of the use, site aspects, or 

adjacent use classes. 

C. Interpretation of Comprehensive Allowed Use Charts by the 

Code 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 Code Administrator shall have the 

authority to make the final determination. The Code 

Administrator shall make the determination according to 

the characteristics of the operation of the proposed 

use and based upon the Code Administrator’s 

interpretation of the Standard Land Use Coding Manual, 

the Standard Industrial Classification Manual and the 

North American Industry Classification System. 
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2. Conflict.   

In the case of a conflict between the Zoning districts 

(contained in RZC 21.06 through RZC 21.14) and the 

Comprehensive Allowed Use Charts, the Comprehensive 

Allowed Use Chart contained in RZC Chapter 21.04 shall 

prevail. 

3. Appeal.   

An applicant may appeal the final decision of the Code 

Administrator pursuant paragraph RZC 21.76.070.D., 

Administrative Interpretation and the procedures set 

forth in RZC Article VI. 

B D.  Residential Zones. 

Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Residential 

Detached dwelling 

unit 

P L P P P P P P P P P P 

Size-limited 

dwelling 

N P P P P P P P P P P 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Cottage N N N N P P P P  P P 

Accessory dwelling 

unit 

P P P P P P P P P P P 

Tiny home L P P P P P P P P P P 

Attached dwelling 

unit 

N N N N P/C P/C P/C P/C P/C P P 

Stacked flat N N N N P/C P/C P/C P/C P/C P P 

Courtyard apartment N N N N P/C P/C P/C P/C P/C P P 

Manufactured home N P P P P P P P P P P 

Multifamily 

structure 

N N N N N N N N P P P 

Dormitory N N N N N N N N N P N 

Residential suite N N N N N N N N N P N 

Mixed-use 

residential 

structure 

N N N N N N N N N N N 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Housing services 

for the elderly 

N N N N N N N N P/C P P 

Adult family home N P P P P P P P P P P 

Long-term care 

facility 

N N N N N N N N C P P 

Residential care 

facility 

N C C C C C C C C P P 

Retirement 

residence 

N N N N P/C P/C P/C C P/C P P 

General Sales or Service 

General Sales or 

Service Retail 

Sales 

N N N N N N N N N N N 

Automobile sales, 

rental, or service 

establishment 

           

Heavy consumer 

goods sales, 

rental, or service 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Durable consumer 

goods sales, 

rental, and service 

           

Consumer goods, 

other 

           

Membership 

wholesale / retail 

warehouse 

           

Grocery, food, 

beverage, or dairy 

sales 

           

Marijuana retail 

sales 

N N N N N N N N N N N 

Health and personal 

care 

           

Convenience store            

Finance and 

insurance 

           

Real estate 

services 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Professional 

services 

           

Administrative 

services 

           

Services to 

buildings or 

dwellings 

           

Travel arrangement 

and reservation 

services 

           

Investigation and 

security services 

           

Business and 

Service 

N N N N N N N N N N N 

Full-service 

restaurant 

           

Cafeteria or 

limited-service 

restaurant 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Bar or drinking 

place 

           

Caterer            

Food service 

contractor 

           

Food and Beverage N N N N N N N N N N N 

Animal 

kennel/shelter 

 C          

Personal services            

Pet and animal 

sales or and 

service (except for 

veterinary, see 

Business and 

Service) 

N C N N N N N N N N N 

Hotels, motels, and 

other accommodation 

services 

L/C L L/C L L L L L N N N 

Bed and breakfast 

inn 

P/C P P/C P P P P P    
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Hotel or motel            

Manufacturing and Wholesale Trade 

Manufacturing and 

Wholesale trade 

N N N N N N N N N N N 

Artisanal 

Manufacturing, 

Retail Sales, and 

Service 

N N N N N N N N N N N 

Marijuana 

processing 

N N N N N N N N N N N 

Transportation, Communication, Information, and Utilities 

Automobile Parking 

Facility 

N N N N N N N N N N N 

Rail transportation N N N N N N N N N N N 

Road, ground 

passenger, and 

transit 

transportation 

N N N N P N N N N N N 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Truck and freight 

transportation 

services 

N N N N N N N N N N N 

Postal services N N N N N N N N N N N 

Courier and 

messenger services 

N N N N N N N N N N N 

Heliport N C C C C C C C C N N 

Float plane 

facility 

N C C C C C C C C N N 

Rapid charging 

station 

N N N N N N N N N N N 

Battery exchange 

station 

N N N N N N N N N N N 

Communications and 

Information 

N N N N N N N N N N N 

Wireless 

Communication 

Facilities 

P P P P P P P P P P P 

Local utilities P P P P P P P P P P P 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Regional utilities C C C C C C C C C C C 

Solid waste 

transfer and 

recycling 

N N N N N N N N N N N 

Hazardous waste 

treatment and 

storage, incidental 

N N N N N N N N N N N 

Hazardous waste 

treatment and 

storage, primary 

N N N N N N N N N N N 

Water extraction 

well 

N N N N N N N N N N N 

Arts, Entertainment and Recreation 

Arts, 

entertainment, and 

recreation, and 

assembly 

N C L L L L L L L  L 

Performing arts or 

supporting 

establishment 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Sports team or club 

venue 

           

Museums and other 

special purpose 

recreational 

institutions 

           

Zoos, Botanical 

Gardens, Arboreta, 

Etc. 

           

Amusement, sports, 

or recreation 

establishment 

           

Golf course C C C C C C C C C N N 

Natural and other 

recreational parks 

L L/C L/C L/C L/C L/C L/C L/C L/C L L 

Adult entertainment 

facilities 

N N N N N N N N N N N 

Community indoor 

recreation 

 C P P P P P P P  P 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Parks, open space, 

trails and gardens 

P P/C P/C P/C P/C P/C P/C P/C P/C P P 

Athletic, sports, 

and play fields 

C C C C C C C C C   

Marine recreation C C C C C C C C C   

Commercial swimming 

pool 

C C C C C C C C C   

Education, Public Administration, Health Care, and other Institutions 

Education, Public 

Administration, 

Health Care, and 

other Institutions  

N N C C C C C C C N N 

Educational 

services 

           

Grade schools   C C C C C C C   

Colleges and 

universities 

           

Technical, trade, 

specialty schools 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Public 

administration 

           

Government 

functions, other 

           

Public safety 

Government and 

Administration 

 C C C C C C C C N N 

Institutional, 

Health, and hHuman 

sServices 

N N N N N N N N N N N 

Ambulatory or 

outpatient services 

           

Nursing, 

supervision, and 

other 

rehabilitative 

services 

           

Day care center N N C C C C C C C N N 

Family day care 

provider 

P P P P P P P P P P P 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Social assistance, 

welfare, and 

charitable service 

           

Religious 

institutions Faith-

Based and Funerary 

N N PL/C PL 

/C 

PL 

/C 

PL 

/C 

PL 

/C 

PL 

/C 

PL 

/C 

N N 

Funeral homes and 

services 

           

Cremation services 

and cemeteries 

           

Associations, 

nonprofit 

organizations, etc. 

(can be 

incorporated into 

business, may span 

more than one use) 

= L 

           

Secure community 

transition facility 

N N N N N N N N N N N 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Construction related business 

Construction 

related business 

N N N N N N N N N N N 

Mining and Extraction Establishments 

Mining and 

extraction 

establishment 

N N N N N N N N N N N 

Agriculture 

Crop production P P P P P P N P N N N 

Marijuana 

production 

P N N N N N N N N N N 

Animal production P P P N N N N N N N N 

Equestrian facility P P C C C C C C N N N 

Other 

Drive-up stand             

Roadside produce 

stand 

P P P P P P P P P P P 
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Table 21.04.030A 

Comprehensive Allowed Uses Chart: Residential Zones1,2 

Online Users: Click 

on District 

Abbreviation to 

View Map --> 

UR RA5 R1 R3 
R4, 

R5 
R6 R8 RIN 

R12, 

R18, 

R20, 

R30  

MDD3 NDD1 

Home business 

(Admin Note: 

capture in primary 

use) 

P P P P P P P P P P P 

Automobile parking 

facilities (Admin 

Note: moved to 

transportation 

category) 

           

Kiosk             

Vending cart             

Water-enjoyment use N N N N N N N N N N N 

Wetland mitigation 

banking 

N N N N N N N N N N N 

Piers, docks, and 

floats 

N P P P P P P P P N N 

Water-oriented 

accessory structure 

N P P P P P P P P N N 

 

Notes: 
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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 chapter RZC 21.57.010, Permanent 

Supportive Housing, Transitional Housing, and Emergency 

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. Emergency Housing is subject to chapter 

RZC 21.57.010, Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing. Emergency 

Shelter is subject to chapter RZC 21.57.020 Emergency 

Shelter. 

 

C D.  Nonresidential Zones. 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

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 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

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 

General Sales or Service 

General Sales or 

Service Retail 

Sales 

L L L L/C L L L N N P L L 

Automobile sales, 

rental, or 

service 

establishment 

 P P C P P    P  
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Heavy consumer 

goods sales, 

rental, or 

service 

  P P P  P   P P 

Durable consumer 

goods sales, 

rental, and 

service 

  P P P  P   P P 

Consumer goods, 

other 

P P P  P  P   P P 

Membership 

wholesale / 

retail warehouse 

    P       

Grocery, food, 

beverage, or 

dairy sales 

P P P    P   P  

Marijuana retail 

sales 

N N P P P N P N N N N 

Health and 

personal care 

 P P  P     P  

Convenience store   P P      P  
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Finance and 

insurance 

 P P P P  P P  P  

Real estate 

services 

P P P  P  P   P  

Professional 

services 

P P P P P P P   P P 

Administrative 

services 

  P P P  P   P P 

Services to 

buildings or 

dwellings 

   P P  P   P P 

Travel 

arrangement and 

reservation 

services 

      P   P N 

Investigation and 

security services 

      P   P N 

Business and 

Service 

L L L L L L L L N L L 

Full-service 

restaurant 

P P P P P C P   P P 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Cafeteria or 

limited-service 

restaurant 

P P P P P C P   P P 

Bar or drinking 

place 

  P P P     P P 

Caterer     P P    P P 

Food service 

contractor 

    P P    P P 

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 

Personal services P P P P P     P P 

Pet and animal 

sales or and 

service (except 

for veterinary, 

see Business and 

Service) 

N N P N P N N N N P P 

Hotels, motels, 

and other 

N N L N N N L N N N N 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

accommodation 

services 

Bed and breakfast 

inn 

           

Hotel or motel   P    P     

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 

Marijuana 

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 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

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 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

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 

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 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Arts, 

entertainment, 

and recreation, 

and assembly 

L L L L L L N L L P P L 

Performing arts 

or supporting 

establishment 

  P       P  

Sports team or 

club venue 

         P  

Museums and other 

special purpose 

recreational 

institutions 

P P P       P  

Zoos, Botanical 

Gardens, 

Arboreta, Etc. 

  P       P  

Amusement, 

sports, or 

recreation 

establishment 

P P P P P     P  

Golf course N N N N N N N N N P N 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Natural and other 

recreational park 

P L P L P L P L P L P L  P L P L P L P L 

Adult 

entertainment 

facilities 

N N N C C C C N N N N 

Community indoor 

recreation 

           

Parks, open 

space, trails and 

gardens 

           

Athletic, sports, 

and play fields 

           

Marine recreation            

Commercial 

swimming pool 

           

Education, Public Administration, Health Care, and other Institutions 

Education, Public 

Administration, 

Health Care, and 

other 

Institutions  

N N N L L N L L N P P 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Educational 

services 

         P P 

Grade schools    P      P P 

Colleges and 

universities 

   P    P  P P 

Technical, trade, 

specialty schools 

   P P  P   P P 

Public 

administration 

 P P    P   P P 

Government 

functions, other 

P P P       P P 

Public safety 

Government and 

Administration 

L L P N N N L N N P P 

Institutional, 

Health and hHuman 

sServices 

N L L L L N N L N P P 

Ambulatory or 

outpatient 

services 

 P P P P   P  P P 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Nursing, 

supervision, and 

other 

rehabilitative 

services 

       P  P P 

Day care center N P P P P  P  N P P 

Family day care 

provider 

N N N N N N N N N P P 

Social 

assistance, 

welfare, and 

charitable 

service 

 P      P  P P 

Religious 

institutions 

Faith-Based and 

Funerary 

N N P N P 

L/C 

N N N N P/C P 

Funeral homes and 

services 

  P       P P 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

Cremation 

services and 

cemeteries 

  P       P P 

Associations, 

nonprofit 

organizations, 

etc. 

   P      P 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 

Marijuana 

production 

N N N N N N N P N N N 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

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     P P 

Roadside produce 

stand 

N N N N N N N N N P N 

Home business 

(capture in 

primary use) 

           

Automobile 

parking 

facilities 

   P      P  

Kiosk P P P P P     P P 

Vending cart P P P P P     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 
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Table 21.04.030B 

Comprehensive Allowed Uses Chart: Nonresidential Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

NC-

1 

NC-

2 
GC BP MP I RR BCDD1 BCDD2 

NDD2, 

NDD3 
MDD4 

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 chapter RZC 21.57.010, Permanent 

Supportive Housing, Transitional Housing, and Emergency 

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. Emergency Housing is subject to chapter 

RZC 21.57.010, Permanent Supportive Housing, 
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Transitional Housing, and Emergency Housing. Emergency 

Shelter is subject to chapter RZC 21.57.020 Emergency 

Shelter. 

D E.  Mixed Use Zones. 

Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Residential 

Detached dwelling 

unit 

N N N N N N N N N N 

Size-limited 

dwelling 

N N N N N N N N N N 

Cottage N N N N N N N N N N 

Accessory 

dwelling unit 

N N N N N N N N N N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Tiny home N N N N N N N N N N 

Attached dwelling 

unit 

N N N N N N N N P P 

Stacked flat P P N N N N N N P P 

Courtyard 

apartment 

P P N N N N N N P P 

Manufactured home N N N N N N N N N N 

Multifamily 

structure 

P P P P P P P P P P 

Dormitory P P P P P P P P P  

Residential suite P P P P P P P P   
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Mixed-use 

residential 

structure 

P P P P P P P P P P 

Housing services 

for the elderly 

P P P P P N P P P N 

Adult family home N N N N N N N N N N 

Long-term care 

facility 

P P P P P N P P P N 

Residential care 

facility 

P P P P P N P P P N 

Retirement 

residence 

P P P P P N P P P N 

General Sales or Service  
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

General Sales or 

Service Retail 

Sales 

P L P L P 

L/C 

P L P L P 

L/C 

P L P L P L N 

Automobile sales, 

rental, or 

service 

establishment 

P P P/C P P  P P P  

Heavy consumer 

goods sales, 

rental, or 

service 

P P P/C P P  P P P  

Durable consumer 

goods sales, 

rental, and 

service 

P P P/C P P  P P P  
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Consumer goods, 

other 

P P P/C P P  P P P P 

Membership 

wholesale / 

retail warehouse 

          

Grocery, food, 

beverage, or 

dairy sales 

P P P/C P P  P P P P 

Marijuana retail 

sales 

P N P P P N N N N N 

Health and 

personal care 

P P P/C P P  P P P P 

Convenience store P P P/C P P  P P P  
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Finance and 

insurance 

P P P/C P P  P P P P 

Real estate 

services 

P P P/C P P P P P P P 

Professional 

services 

P P P/C P P  P P P P 

Administrative 

services 

P P P/C P P  P P P  

Services to 

buildings or 

dwellings 

P P P/C P P  P P P  

Travel 

arrangement and 

P P P/C P P  P P P  
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

reservation 

services 

Investigation and 

security services 

P P P/C P P  P P P  

Business and 

Service 

P P P/C P P L P P P/C L 

Full-service 

restaurant 

P P P/C P P  P P P P 

Cafeteria or 

limited-service 

restaurant 

P P P/C P P  P P P P 

Bar or drinking 

place 

P P P/C P P  P P P  

Caterer P P P/C P P  P P P  
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Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Food service 

contractor 

P P P/C P P  P P P  

Food and Beverage P P P/C P P N P P P L 

Animal 

kennel/shelter 

P P P/C P P  P P P  

Personal services P P P/C P P  P P P P 

Pet and animal 

sales or and 

service (except 

for veterinary, 

see Business and 

Service) 

P P P/C P P N P P P N 

Hotels, motels, 

and other 

P N P P P N P P P N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

accommodation 

services 

Bed and breakfast 

inn 

P  P P P  P P P  

Hotel or motel P  P P P  P P P  

Manufacturing and Wholesale Trade  

Manufacturing and 

Wholesale trade 

N N P P P P P P P N 

Artisanal 

Manufacturing, 

Retail Sales, and 

Service 

L L L L L L L L L L 

Marijuana 

processing 

N N P P P P N N N N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Transportation, Communication, Information, and Utilities  

Automobile 

Parking Facility 

P N N N N N P P N N 

Rail 

transportation 

N N N N N N N N N N 

Road, ground 

passenger, and 

transit 

transportation 

P P P P P P P P P P 

Truck and freight 

transportation 

services 

N N N N N N N N N N 

Towing operators 

and auto 

N N N N N N P P P N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

impoundment 

yards  

Postal services N N N N N N N N N N 

Courier and 

messenger 

services 

N N N N N N N N N N 

Heliport N N N N N N N N N N 

Float plane 

facility 

N N N N N N N N N N 

Rapid charging 

station 

P N P P P P P P P P 

Battery exchange 

station 

P N P P P P P P P N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Communications 

and Information 

P P P P P P P P P N 

Wireless 

Communication 

Facilities 

P P P P P P P P P P 

Local utilities P P P/C P/C P/C P/C P/C P/C P/C P 

Regional 

utilities 

N N P/C P/C P/C C P/C P/C P/C C 

Solid waste 

transfer and 

recycling 

N N N N N N N N N N 

Hazardous waste 

treatment and 

N N N N N N N N N N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

storage, 

incidental 

Hazardous waste 

treatment and 

storage, primary 

N N N N N N N N N N 

Water extraction 

well 

N N N N N N N N N N 

Arts, Entertainment and Recreation  

Arts, 

entertainment, 

and recreation, 

and assembly 

P L P P P P P P P L 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Performing arts 

or supporting 

establishment 

P  P P P P P P P  

Sports team or 

club venue 

P  P P P P P P P  

Museums and other 

special purpose 

recreational 

institutions 

P  P P P P P P P  

Zoos, Botanical 

Gardens, 

Arboreta, Etc. 

P  P P P P P P P  

Amusement, 

sports, or 

P P P P P P P P P P 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

recreation 

establishment 

Golf course N N N N N N N N N N 

Natural and other 

recreational park 

P L P L P L P L P L P L P L P L P L P 

Adult 

entertainment 

facilities 

N N N N N N N N N N 

Community indoor 

recreation 

         P 

Parks, open 

space, trails and 

gardens 

         P 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Athletic, sports, 

and play fields 

          

Marine recreation           

Commercial 

swimming pool 

          

Education, Public Administration, Health Care, and other Institutions  

Education, Public 

Administration, 

Health Care, and 

other 

Institutions  

P P P P P P P P P  

Educational 

services 

P P P P P P P P P  

Grade schools P P P P P P P P P  

141



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 54 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Colleges and 

universities 

P P P P P P P P P  

Technical, trade, 

specialty schools 

P P P P P P P P P  

Public 

administration 

P P P P P P P P P  

Government 

functions, other 

P P P P P P P P P  

Public safety 

Government and 

Administration 

P P P P P P P P P N 

Institutional, 

Health and hHuman 

sServices 

P P P P P P P P P N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Ambulatory or 

outpatient 

services 

P P P P P P P P P  

Nursing, 

supervision, and 

other 

rehabilitative 

services 

P P P P P P P P P  

Day care center P P P P P P P P P P 

Family day care 

provider 

P P P P P P P P P N 

Social 

assistance, 

welfare, and 

P P P P P P P P P  
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

charitable 

service 

Religious 

institutions 

Faith-Based and 

Funerary 

P P P/C L L P/C L P L P L N 

Funeral homes and 

services 

P P P P P P P P P  

Cremation 

services and 

cemeteries 

P P P P P P     

Associations, 

nonprofit 

P P P P P  P P P P 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

organizations, 

etc. 

Secure community 

transition 

facility 

N N N N N N N N N N 

Construction related business  

Construction 

related business 

N N P P P P P P P N 

Mining and Extraction Establishments  

Mining and 

extraction 

establishment 

N N N N N N N N N N 

Agriculture  

Crop production N N N N N N N N N N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Marijuana 

production 

N N N N N N N N N N 

Animal production N N N N N N N N N N 

Equestrian 

facility 

N N N N N N N N N N 

Other  

Drive-up stand        P P  

Roadside produce 

stand 

N N N N N N N N N N 

Home business 

(capture in 

primary use) 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Automobile 

parking 

facilities 

P      P P   

Kiosk P  P P P  P P P  

Vending cart P  P P P  P P P  

Water-enjoyment 

use 

N N N N N N N N N N 

Wetland 

mitigation 

banking 

N N N N N N N N N N 

Piers, docks, and 

floats 

N N N N N N N N N N 
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Table 21.04.030C 

Comprehensive Allowed Uses Chart: Mixed Use Zones1,2 

Online Users: 

Click on District 

Abbreviation to 

View Map --> 

OT, 

AP, 

TWNC, 

BC, 

VV, 

TR, 

SMT, 

TSQ, 

RVBD  

RVT, 

CTR, 

EH  

OV1, 

OV2, 

OV3  

OV4 OV5 OBAT MDD1 MDD2 MDD5 NWDD 

Water-oriented 

accessory 

structure 

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 chapter RZC 21.57.010, Permanent 

Supportive Housing, Transitional Housing, and Emergency 

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. Emergency Housing is subject to chapter 

RZC 21.57.010, Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing. Emergency 

Shelter is subject to chapter RZC 21.57.020 Emergency 

Shelter. 

 Section 4.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.06 Urban Recreation. The provisions of RZC Chapter 

21.06, Sections 21.06.010 Urban Recreation Zone, Paragraph A. 

Purpose, C. General Allowed Uses and Cross-References, and D. 

Allowed Uses and Special Regulations; 21.06.020 Allowed Uses; and 

21.06.030 Accessory Uses are hereby amended to read as follows:   

RZC 21.06.010 Urban Recreation Zone 

A.  Purpose.  

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 
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facilities. This zone provides for suitable urban 

uses, such as recreational uses needed to serve 

Redmond and the region. 

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. 

Table 21.06.### Urban Recreation Regulations Table 
 

Land & Structure 

 
 

 
Transportati

on 

 
 

Environmen
t 

 

Community

 

Process 

 

Money 

 

Incentive
s  

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapin
g 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Developme
nt Rights 
Program 

 

Special 
Regulations 

Buildin
g 

Height 

Signs Transportati
on Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public View 
Corridors & 
Gateways 

Density Outdoo
r 

Storag
e, 

Displa
y & 

Enclos
ures 

 

 Environmen
tal 

Regulation
s 

Affordabl
e Housing 

Developm
ent 

Services 

 General 
Incentive 
Informati

on 

Transition 
Overlay 
Areas 

Impervi
ous 

Surface 
 

Lighti
ng 

 Open Space Neighborh
ood 

   Wireless 
Communicati

on 
Facilities 
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C.  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 

Setback
s 
 

Hazard
ous 

Liquid 
Pipeli
nes 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table 21.06.###.#    General Allowed Uses and Cross-References in UR Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 Range 

Low Density 

Residential 

Detached 

Dwelling Unit 

Detached 

Dwelling Unit 

L R 200-299 

Accessory 

Dwelling Unit 

(ADU) 

Accessory 

Dwelling Unit 

(ADU) 

L R 200-299 

 

Table 21.06.###.#    General Allowed Uses and Cross-References in UR 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 

Hotels, Motels and Other 

Accommodation Services 

Bed and Breakfast Inn L, C R 300-399 
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1. Limited to Bed and 

Breakfast Inn 

Local Utilities Local Utilities P   

Regional Utilities Regional Utilities C   

Wireless Communication 

Facilities 

Wireless 

Communication 

Facilities 

P   

Natural and Other 

Recreational Parks 

Parks, Open Space, 

Trails and Gardens  

L  400-499 

Arts, Entertainment, 

Recreation, And Assembly 

Athletic, Sports, And 

Play Fields; Marine 

Recreation; 

Commercial Swimming 

Pools 

C A 400-499, 

500-599 

1. Limited to: 

a. Athletic, 

Sports, and 

Play Fields; 

b. Marine 

Recreation;  

c. Commercial 

Swimming 

Pools 

Golf Course  Golf Course  C A 400-499 

Family Day Care Provider Family Day Care 

Provider 

P R 500-599 

Crop Production Crop Production P U  

Equestrian Facility Equestrian Facility P U  

Animal Production Animal Production P U  

Roadside Produce Stand Roadside Produce 

Stand 

P   

 

153



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 66 of 714  Ordinance No. _____ 

AM No. _____ 
 

C D.  Allowed Uses and Special Regulations.  

The following table contains special zoning regulations 

that apply to uses in the UR zone. To use the chart, 

first 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. Uses 

not listed are not permitted. 

Table 21.06.010B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of measure 

(Min. required; 

Max. allowed) 

Special Regulations 

Residential 

1 Detached dwelling 

unit 

Dwelling unit 

(2.0) 

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. 

2 Accessory dwelling 

unit (ADU) 

ADU (1.0) One accessory dwelling unit is 

allowed for each allowed housing 
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Table 21.06.010B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of measure 

(Min. required; 

Max. allowed) 

Special Regulations 

unit. The accessory dwelling unit 

shall comply with RZC 21.08.220, 

Accessory Dwelling Units. 

3 Tiny home Tiny home (1.0) One tiny home is allowed for each 

allowed dwelling unit. The tiny 

home shall comply with RZC 

21.08.220, Accessory Dwelling 

Units. 

General Sales or Service 

3 Bed & Breakfast 

Inn Hotels, 

Motels, and Other 

Accommodation 

Services 

Rental room (1.0) Limited to Bed and Breakfast Inns. 

A. Permitted use for inns Bed and 

Breakfast Inns with two rooms or 

less.  

B. Conditional Use Permit is 

required for Bed and Breakfast 

Inns with three to eight rooms. 

Transportation, Communication, Information, and Utilities 

4 Local utilities Adequate to 

accommodate peak 

use. 

 

5 Regional utilities A Conditional Use Permit is 

required. 

6 Wireless 

Communication 

Facilities 

N/A See RZC 21.56,Wireless 

Communication Facilities for 

specific development requirements. 

Arts, Entertainment & and Recreation 
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Table 21.06.010B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of measure 

(Min. required; 

Max. allowed) 

Special Regulations 

7 Parks, open space, 

trails and gardens  

Natural and Other 

Recreational Parks 

1,000 sq ft gfa 

(0, adequate to 

accommodate peak 

use.) 

See RZC 21.06.060, Special Use 

Standards for Recreational Uses, 

for specific regulations which may 

apply to recreational uses. 

8 Athletic, sports, 

and play fields  

Arts, 

Entertainment, 

Recreation, And 

Assembly 

Adequate to 

accommodate peak 

use. 

A. A Conditional Use Permit is 

required. 

B. See RZC 21.06.060, Special Use 

Standards for Recreational Uses, 

for specific regulations which may 

apply to recreational uses. 

9 Golf course   

10 Marine recreation   

11 Commercial 

swimming pools   

Education, Public Administration, Health Care and other Institutions 

12 Family day care 

provider 

Vehicle used by 

the business 

(1.0). 

Family day care providers are 

permitted as home businesses. See 

RZC 21.08.340, Home Business, for 

specific requirements for family 

day care providers. 

Agriculture 

13 Crop production N/A  

14 Equestrian 

facility 
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Table 21.06.010B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of measure 

(Min. required; 

Max. allowed) 

Special Regulations 

15 Animal production 

Other 

16 Home Business Vehicle used by 

the business 

(1.0). 

See RZC 21.08.340, Home Business, 

for specific regulations which 

apply to home businesses. 

17 Roadside produce 

stand 

N/A  

 

RZC 21.06.020 Allowed Uses 

The Zone Use Chart for the Urban Recreation Zone lists the 

permitted and conditional uses allowed in the zone. 

These uses were selected on the basis that they would 

generally not be adversely affected by natural hazards 

and would have minimal impact on the natural resources 

of the area, especially agricultural soils not used 

for nonagricultural urban uses, and would not place 

high demands on transportation, water, or sewer 

systems. Uses that are not listed are prohibited. All 

uses shall comply with the other applicable 

requirements of the Zoning Code. 
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RZC 21.06.030 Accessory Uses 

A.  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). 

Section 5.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.08 Residential Regulations. The provisions of RZC 

Chapter 21.08 are hereby amended to include the new provisions of 

Section 21.08.015 General Residential Regulations, and sections 

21.08.020 RA-5 Semirural Residential, 21.08.030 R-1 Single-Family 

Constrained Residential, 21.08.040 R-2 Single-Family Constrained 

Residential, 21.08.050 R-3 Single-Family Constrained Residential, 

21.08.060 R-4 Single-Family Urban Residential, 21.08.070 RIN 

(Residential Innovative) Single-Family Urban Residential, 

21.08.080 R-5 Single-Family Urban Residential, 21.08.090 R-6 

Single-Family Urban Residential, 21.08.100 R-8 Single-Family Urban 

Residential, 21.08.110 R-12 Multifamily Urban Residential, 

21.08.120 R-18 Multifamily Urban Residential, 21.08.130 R-20 
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Multifamily Urban Residential, and 21.08.140 R-30 Multifamily 

Urban Residential are hereby amended to read as follows:   

NEW SECTION. 21.08.015  General Residential Regulations. 

A.  Purpose. The purpose of this division of the Zoning Code 

is to provide for: 

1.  The specific characteristics of residential 

development that may take place in Redmond; 

2.  A consistent and compatible residential land use 

pattern; 

3.  The residential housing needs of Redmond community 

members; 

4.  The public safety needs of Redmond community members. 

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 Code. In the event of a 

conflict between the requirements in this chapter and 

the requirements of the City’s Buildings and 
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Construction Code, the most restrictive requirement 

shall apply. 

C.  Fractional Values. Whenever any calculation set forth in 

these regulations results in a fractional value, the 

fraction shall be rounded to the nearest whole number. 

D.  Permitted Uses in Zone Use Charts. Each zone use chart 

in RZC 21.08.020 through RZC 21.08.140 lists the 

categories of land uses that may be permitted and any 

kind of conditional review process which may be 

required.  

RZC 21.08.020 RA-5 Semirural Residential 

A.  Purpose. 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 

sensitive areas that make the land unsuited to urban 

development, that are characterized by urban 
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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. 

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. 

RA-5 Zone Regulations Table 
Land & 

Structure 

 

Transportatio
n 

 

Environment 
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y 

 

Process 

 

Money 

 

Incenti
ves 

 

Other 
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ng 
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Setbac
ks 

Lighti
ng 

 Open Space Neighbor
-hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazard
ous 

Liquid 
Pipeli
nes 

       

 

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 
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purpose and intent of the zone within which the 

use is proposed. 

 

Table 21.08.###.#    General Allowed Uses and Cross-References in RA-5 Zone 

(Residential)  

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

P R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny Homes  P R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 200-299 

Adult family 

homes 

Adult family 

homes 

P I 200-299 
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Table ##.##.###.#    General Allowed Uses and Cross-References in RA-5 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 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast 

 L   

Pet or Animal Sales and 

Services 

Animal kennel L B 800-899 

1. Limited to Animal 

kennel 

 L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields; 

Marine recreation; 

Commercial swimming pool 

L, C A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 
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Golf course Golf course C A 400-499 

Government and 

Administration 

Public safety L, C B 700-799 

Family day care provider Family day care provider L R 500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility P   

Animal production Animal production P   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The following 

table contains special zoning regulations that apply 

to uses in the RA-5 zone. To use the chart, first 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. Uses 

not listed are not permitted. 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

45 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes for specific regulations 

which may apply. 

56 Residential 

care facility 

Dwelling unit 

(2.0) 

A Conditional Use Permit is required 

67 Adult family 

homes 

 

General Sales or Service 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

7 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns.  No 

more than eight rental rooms are 

permitted. 

8 Animal kennel 

Pet or Animal 

Sales and 

Services 

N/A Limited to Animal Kennels.  A Conditional 

Use Permit is required. See RZC 

21.08.250, Animal Boarding: Kennels, 

Shelters, and Equestrian Facilities, for 

specific regulations which may apply. 

Transportation, Communication, Information, and Utilities 

9 Local utilities Adequate to 

accommodate 

peak use. 

 

10 Regional 

utilities 

A Conditional Use Permit is required. 

11 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

12 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP) 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP) 

E. Float plane facilities or operation of 

float planes is prohibited on the 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Sammamish River, Bear Creek and Evans 

Creek. (SMP) 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

13 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific regulations that 

may apply. 

Arts, Entertainment, and Recreation 

14 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

15 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use). 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 

16 Athletic, 

sports, and 

play fields  

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

17 Golf course 

18 Marine 

recreation 

19 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

20 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

21 Family day care 

provider 

Vehicle used 

by the 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

business 

(1.0). 

Home Business, for specific regulations 

which may apply. 

Agriculture 

22 Crop production N/A  

23 Equestrian 

facility 

See RZC 21.08.250, Animal Boarding: 

Kennels, Shelters, and Equestrian 

Facilities, for specific regulations 

which may apply. 

24 Animal 

production 

All commercial livestock, dairy and fowl 

enterprises must meet Seattle-King County 

Health Department regulations and the 

regulations of Redmond’s Municipal Code. 

Personal, noncommercial livestock, dairy, 

and fowl activities are considered an 

accessory use and are allowed in all 

residential zones, provided that all 

Health Department and Municipal Code 

requirements are met. 

Other 

25 Home Business Vehicle used 

by the 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 
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Table 21.08.020C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

business 

(1.0). 

26 Roadside 

produce stand 

N/A  

27 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements (SMP). 

38 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements (SMP). 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 
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RZC 21.08.030 R-1 Single-Family Constrained Residential. 

A.  Purpose. The R-1 Single-Family Constrained 

Residential zone provides for low-density 

residential at a base density of one dwelling per 

acre on lands inappropriate for more intense 

urban development due to significant 

environmentally critical areas, extreme cost, or 

difficulty in extending public facilities or the 

presence of natural features Redmond is seeking 

to retain. 

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. 

R-1 Zone Regulations Table 
Land & 

Structure 

 
 

Transport
ation
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nt 

 

Community 

 

Process 

 

Money 
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Buildi
ng 
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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 

ical 
Resources 

 

Densit
y 

Signs Transport
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Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-1 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

P R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny home  P R 200-299 
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Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P I 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-1 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 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L, C R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields; 

Marine recreation; 

Commercial swimming pool 

L A 400-499 
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Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility P   

Animal production Animal production P   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The following 

table contains special zoning regulations that apply 

to uses in the R-1 zone. To use the chart, first 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 
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use permit approval. See RZC 21.76.020, Overview of 

the Development Process, for more information. Uses 

not listed are not permitted. 

Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

5 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

178



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 91 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

5 6 Residential 

care facility 

See Special 

Regulations 

A. A Conditional Use Permit is required. 

B. Parking requirements are as follows: 

1. Multifamily housing for senior 

citizens: Unit (0.5, 2.0) 

6 7 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

7 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. 

A. Permitted use if no more than two 

rental rooms.  

B. A Conditional Use Permit is required 

for inns with between three and eight 

rooms. 

Transportation, Communication, Information, and Utilities 

8 Local utilities Adequate to 

accommodate 

peak use. 

 

9 Regional 

utilities 

A Conditional Use Permit is required. 

10 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 
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Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

11 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP) 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP) 
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Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP) 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

12 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific regulations that 

may apply 

Arts, Entertainment, and Recreation 

13 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 
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Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

recreation, and Commercial swimming 

pools. 

14 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 

15 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

16 Golf course 

17 Marine 

recreation 

18 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

19 Day care center Employee (1.0) A Conditional Use Permit is required. Day 

care uses are only permitted in a 

building or building complex used for 
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Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

other uses, such as a school, church, 

meeting hall, or some other building used 

for more than one purpose. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 

20 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

21 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

22 Grade schools 

(K-12) 

Educational 

23 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq. feet 

of GFA for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 
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Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Worship Faith-Based and Funerary, for 

specific regulations which may apply. 

B. A traffic mitigation plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

24 Crop production N/A  

25 Equestrian 

facility 

 

26 Animal 

production 

All commercial livestock, dairy and fowl 

enterprises must meet Seattle-King County 

Health Department regulations and the 

regulations of Redmond’s Municipal Code. 

Personal, noncommercial livestock, dairy, 

and fowl activities are considered an 

accessory use and are allowed in all 

residential zones, provided that all 

Health Department and Municipal Code 

requirements are met. 
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Table 21.08.030C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Other 

27 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

28 Roadside 

produce stand 

N/A  

29 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

30 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 
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subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.040 R-2 Single-Family Constrained Residential. 

A.  Purpose. The R-2 Single-Family Constrained 

Residential zone provides for low-density 

residential at a base density of two dwellings 

per acre on lands inappropriate for more intense 

urban development due to significant 

environmentally critical areas, extreme cost, or 

difficulty in extending public facilities or the 

presence of natural features Redmond is seeking 

to retain. 

 

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. 

R-2 Zone Regulations Table 
Land & 

Structure 
Transport

ation 
Environme

nt 
 

Communit
y 

Process Money 
 

Incentives Other 
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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 

 
  

 

   
 

  

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu

res 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoo
r 

Storag
e, 

Displa
y & 

Enclos
ures 

 

 Environme
ntal 

Regulatio
ns 

Affordab
le 
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Develop
ment 

Service
s 

 General 
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Transition 
Overlay 
Areas 

Setbac
ks 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 
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 Hazard
ous 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-2 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Detached 

dwelling unit  

Detached 

dwelling unit 

P R 200-299 

Size-limited 

dwelling  

Size-limited 

dwelling 

P R 200-299 
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Accessory 

dwelling unit 

(ADU)  

Accessory 

dwelling unit 

(ADU) 

P R 200-299 

Manufactured 

home  

Manufactured 

home 

P R 200-299 

Tiny home  P R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 500-599 

Adult family 

home 

Adult family 

home 

P I 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-2 Zone 

(Nonresidential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

Use Class Former Use 

Classification (prior to 

Dec. 31, 2021) 

Use 

Permissions 

Building 

Code 

Occupancy 

Class 

ITE Trip 

Generation 

Manual Land 

Use Code 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility C   
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Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility C   

Animal production Animal production P   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-2 zone. 
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To use the chart, first 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. Uses not listed are not 

permitted. 

Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

5 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

56 Residential 

care facility 

See Special 

Regulations 

A. A Conditional Use Permit is required. 

B. Parking requirements are as follows: 

1. Multifamily housing for senior 

citizens: Unit (0.5, 2.0) 

67 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

7 Bed and 

Breakfast Inn 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. No 

more than two rental rooms permitted. 
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Transportation, Communication, Information, and Utilities 

8 Local utilities Adequate to 

accommodate 

peak use. 

 

9 Regional 

utilities 

A Conditional Use Permit is required. 

10 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

11 Float plane 

facility 

N/A A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP) 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP) 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP) 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

and vehicle and pedestrian separation. 

(SMP) 

12 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific regulations that 

may apply. 

Arts, Entertainment, and Recreation 

13 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

14 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use.) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

15 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

16 Golf course 

17 Marine 

recreation 

18 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

19 Day care center Employee (1.0) A Conditional Use Permit is required. 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. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 

20 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

196



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 109 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

21 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

22 Grade schools 

(K-12) 

Educational 

23 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply. 

B. A traffic mitigation plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

24 Crop production N/A  
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

25 Equestrian 

facility 

A Conditional Use Permit is required. 

26 Animal 

production 

All commercial livestock, dairy and fowl 

enterprises must meet Seattle-King County 

Health Department regulations and the 

regulations of Redmond’s Municipal Code. 

Personal, noncommercial livestock, dairy, 

and fowl activities are considered an 

accessory use and are allowed in all 

residential zones, provided that all 

Health Department and Municipal Code 

requirements are met. 

Other 

27 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

28 Roadside 

produce stand 

N/A  
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Table 21.08.040C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

29 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

30 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.050 R-3 Single-Family Constrained Residential. 

A.  Purpose. The R-3 Single-Family Constrained 

Residential zone provides for low-density 
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residential at a base density of three dwellings 

per acre on lands inappropriate for more intense 

urban development due to significant 

environmentally critical areas, extreme cost, or 

difficulty in extending public facilities or the 

presence of natural features Redmond is seeking 

to retain. 

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. 

 

R-3 Zone Regulations Table 
Land & Structure 

 
 

Transportat
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ent 
 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentive
s 

 

Other 

 

Buildin
g 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developme
nt Fees 

Transfer 
Developme
nt Rights 
Program 

 

Special 
Regulations 

Density Signs Transportat
ion 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public View 
Corridors & 
Gateways 
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Impervi
ous 

Surface 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

Hazardous 
Liquid 

Pipelines 

Environm
ental 

Regulati
ons 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 
Informati

on 

Transition 
Overlay 
Areas 

Setback
s 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicati

on 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-3 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

P R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny home  P R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 
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Table ##.##.###.#    General Allowed Uses and Cross-References in R-3 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 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 
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Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-3 zone. 

To use the chart, first 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. Uses not listed are not 

permitted. 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

5 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

56 Residential 

care facility 

See Special 

Regulations 

A. A Conditional Use Permit is required. 

B. Parking requirements are as follows: 

1. Multifamily housing for senior 

citizens: Unit (0.5, 2.0) 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

67 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

7 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. No 

more than two rental rooms permitted. 

Transportation, Communication, Information, and Utilities 

8 Local utilities Adequate to 

accommodate 

peak use. 

 

9 Regional 

utilities 

A Conditional Use Permit is required. 

10 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

11 Float plane 

facility 

N/A A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP). 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP) 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP) 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

12 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific regulations that 

may apply. 

Arts, Entertainment, and Recreation 

13 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

14 Parks, open 

space, trails 

and gardens 

1,000 sq ft 

gfa (0, 

adequate to 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Natural and 

Other 

Recreational 

Parks 

accommodate 

peak use.) 

15 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

16 Golf course 

17 Marine 

recreation 

18 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

19 Day care center Employee (1.0) A Conditional Use Permit is required. 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. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

20 Family day care 

provider 

 Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

21 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

22 Grade schools 

(K-12) 

Educational 

23 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq 

ft gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280,Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply. 

B. A traffic mitigation plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 
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Table 21.08.050C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

24 Crop production N/A  

25 Equestrian 

facility 

A Conditional Use Permit is required. 

Other 

26 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

27 Roadside 

produce stand 

N/A  

28 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

29 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

 

Notes: 

211



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 124 of 714  Ordinance No. _____ 

AM No. _____ 
 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.060 R-4 Single-Family Urban Residential. 

A.  Purpose. The R-4 Single-Family Urban Residential 

zone provides for primarily single-family 

residential neighborhoods on lands suitable for 

residential development with an allowed base 

density of four dwellings per gross acre. This 

designation provides for stable and attractive 

suburban residential neighborhoods that have a 

full range of public services and facilities. To 

complement the primarily residential nature of 

these zones, some nonresidential uses are 

allowed. 

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 
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or linkage to the Chapters and Sections of the 

Redmond Zoning Code that apply to development 

within this zone. 

 

R-4 Zone Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 

Information 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

D.  General Allowed Uses and Cross-References. 

The following tables provide references for each of 

the allowed use classes for the zone.  References are 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-4 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low-Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 
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Medium Density 

Residential 

Cottage Cottage L R 200-299 

Small-lot 

short plat 

Small-lot 

short plat 

L R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Stacked Flats  C R 200-299 

Courtyard 

Apartments 

 C R 200-299 

Manufactured 

home 

 P R 200-299 

Tiny home  P R 200-299 

Retirement 

residence 

Retirement 

residence 

L, C R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 
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Table ##.##.###.#    General Allowed Uses and Cross-References in R-4 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 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Road, Ground, Passenger 

and Transit 

Transportation 

Road, Ground, Passenger 

and Transit 

Transportation 

L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 
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Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-4 zone. 

To use the chart, first 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, 
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for more information. Uses not listed are not 

permitted. 

Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Cottage Cottage (1.5, 

2.0) 

Permitted use only in Bear Creek, 

Education Hill, Grass Lawn, North 

Redmond, Overlake Residential, and 

Willows/Rose Hill neighborhoods. See RZC 

21.08.290, Cottage Housing Developments, 

for specific site development 

requirements and supplemental 

neighborhood regulations which may apply. 

3 Small-lot short 

plat 

Dwelling unit 

(2.0) 

Permitted use only in Education Hill, 

Idylwood, and Overlake Residential 

neighborhoods. See RZC 

21.08.170.E.2.a.ii, Small Lot Short 

Plats, for specific regulations which may 

apply. 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

4 Size-limited 

dwelling 

 

5 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) A. See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

B. ADUs are not allowed within cottage 

developments in the Willows/Rose Hill and 

Education Hill neighborhoods. 

6 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

6 7 Attached 

dwelling unit, 

2-4 units 

Dwelling unit 

(2.0) 

A. Permitted use in Education Hill, Grass 

Lawn, North Redmond, Southeast Redmond, 

and Overlake Residential neighborhoods. 

In Willows/Rose Hill neighborhood, 2-unit 

attached dwelling units are permitted 

use; 3-unit and 4-unit attached dwelling 

units require a Conditional Use Permit as 

part of a demonstration program. A 

219



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 132 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Conditional Use Permit is required for 

attached dwelling units in all other 

neighborhoods not listed above. 

B. Please see RZC 21.08.260, Attached 

Dwelling Units, for supplemental 

neighborhood regulations related to 

density, design, and review and decision 

procedures. 

8 Stacked flats Dwelling unit 

(2.0) 

Please see RZC 21.08.260, Attached 

Dwelling Units, for supplemental 

neighborhood regulations related to 

density, design, and review and decision 

procedures. 

9 Courtyard 

apartments 

Dwelling unit 

(2.0) 

Please see RZC 21.08.260, Attached 

Dwelling Units, for supplemental 

neighborhood regulations related to 

density, design, and review and decision 

procedures. 

710 Manufactured 

home 

Dwelling unit 

(2.0) 

Please see RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

and Mobile Homes, for specific 

regulations which may apply. 

811 Retirement 

residence 

See Special 

Regulations 

A. Permitted if developed through the 

subdivision or binding site plan 

processes. Otherwise, a Conditional Use 

Permit is required. See RZC 21.08.370, 

Retirement Residences, for specific 

regulations which may apply. 

B. Parking requirements are as follows: 

1. With no skilled nursing facility: Unit 

(1.0, 1.0)  

2. With skilled nursing facility: Worker 

on largest shift (1.25, 1.25) 

C. A Traffic Mitigation Plan is required. 

See RZC 21.08.370.C.3.b.iii. 

9 12 Residential 

care facility 

 A Conditional Use Permit is required. 

10 13 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

11 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. 

A. Permitted use if no more than two 

rooms.  

B. A Conditional Use Permit is required 

for inns with between three and eight 

rooms. 

Transportation, Communication, Information, and Utilities 

12 Road, Ground, 

Passenger and 

Transit 

Transportation 

N/A Regional light rail transit system only. 

No vehicle storage. 

13 Local utilities Adequate to 

accommodate 

peak use. 

 

14 Regional 

utilities 

A Conditional Use Permit is required. 

15 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

16 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 

B. Piers, docks, and floats associated 

with the operation of float planes shall 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP) 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP) 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP) 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

17 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific regulations that 

may apply. 

Arts, Entertainment, and Recreation 

18 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities.  

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

19 Parks, open 

space, trails 

and gardens 

1,000 sq ft 

gfa (0, 

adequate to 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Natural and 

Other 

Recreational 

Parks 

accommodate 

peak use.) 

20 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

21 Golf course 

22 Marine 

recreation 

23 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

24 Day care center Employee (1.0) A Conditional Use Permit is required. 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. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

25 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

26 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

27 Grade schools 

(K-12) 

Educational 

28 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply. 

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 
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Table 21.08.060C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

29 Crop production N/A  

30 Equestrian 

facility 

A Conditional Use Permit is required. 

Other 

31 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

32 Roadside 

produce stand 

N/A  

33 Pier, dock, 

float 

 See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

36 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

 

Notes: 
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1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.070 RIN (Residential Innovative) Single-Family 

Urban Residential. 

A.  Purpose. The RIN Single-Family Urban Residential 

zone is intended to promote single-family housing 

consisting of smaller dwelling units to respond 

to changing household sizes and ages. It will 

provide opportunities for households of various 

sizes, ages, and incomes to live in a 

neighborhood by promoting diversity in the size, 

type, and price of new single-family homes. Also, 

this zone will blend new development with 

existing residential development to help maintain 

neighborhood character, particularly in 

neighborhoods with a predominance of small to 

moderately sized homes. The zone will help to 

provide appealing and active streetscapes that 
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promote a more walkable and enjoyable 

neighborhood experience. The density allowed 

within the zone shall be four to five dwelling 

units per gross acre depending on the size of the 

site and the size of dwellings proposed. 

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. 

 

Residential Innovative Single-Family Urban Residential – Regulations Table 
Land & Structure 
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y 

Signs Transport
ation 

Standards 

Trees Design 
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Permits Doing 
Business 

Green 
Building 
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Program 

 

Public 
View 

Corridors 
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Imperv
ious 

Surfac
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Outdoor 
Storage

, 
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ntal 
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Setbac

ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

C.  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 
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purpose and intent of the zone within which the 

use is proposed. 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in RIN Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Medium Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Cottage Cottage L R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Stacked Flats  C R 200-299 

Courtyard 

Apartments 

 C R 200-299 

Manufactured 

home 

 P R 200-299 
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Tiny home  P R 200-299 

Retirement 

residence 

Retirement 

residence 

L, C R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in RIN 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 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   
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Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

C D.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the RIN zone. 

To use the chart, first read down the left-hand 

column titled “Use.” When you have located the 
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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. Uses not listed are not 

permitted. 

 

Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Cottage Cottage (1.5, 

2.0) 

A. Permitted use only in Education Hill, 

Grass Lawn, North Redmond, Overlake 

Residential and Willows/Rose Hill 

neighborhoods. 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

B. Cottage housing in the RIN zone shall 

comply with the requirements of RZC 

21.08.290, Cottage Housing Developments. 

Site requirements that may be applicable 

for cottage housing and are not specified 

in RZC 21.08.290, R-6 Single-Family Urban 

Residences, such as average lot size, are 

provided by the zone summary for the R-6 

zone. (See RZC 21.08.090.) 

3 Size-limited 

dwelling 

Dwelling unit 

(2.0) 

 

4 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) A. See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which 

apply to ADUs. 

B. ADUs are not allowed within Cottage 

developments in the Willows/Rose Hill and 

Education Hill neighborhoods. 

5 Tiny home Tiny home 

(1.0) 

A. See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Lot Short Plats for specific regulations 

which may apply. 

B. Tiny homes are not allowed within 

Cottage developments in the Willows/Rose 

Hill and Education Hill neighborhoods. 

5 Attached 

dwelling unit, 

2-4 units 

Dwelling unit 

(2.0) 

A. Permitted use in Education Hill, Grass 

Lawn, North Redmond, and Overlake 

neighborhoods. In Willows/Rose Hill 

neighborhood, 2-unit attached dwelling 

units are permitted use; 3-unit and 4-

unit attached dwelling units require a 

Conditional Use Permit as part of a 

demonstration program. A Conditional Use 

Permit is required for all attached 

dwelling units in all other neighborhoods 

not listed above. 

B. Please see RZC 21.08.260, Attached 

Dwelling Units, for specific neighborhood 

requirements related to density, design, 

and review and decision procedures. 

6 Stacked flat 

7 Courtyard 

apartments 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

6 8 Manufactured 

home 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

7 9 Retirement 

residence 

See Special 

Regulations 

A. Permitted if developed through the 

subdivision or binding site plan 

processes. Otherwise, a Conditional Use 

Permit is required. See RZC 21.08.370, 

Retirement Residences, for specific 

regulations which may apply. 

B. Parking requirements are as follows: 

1. With no skilled nursing facility: Unit 

(1.0, 1.0)  

2. With skilled nursing facility: Worker 

on largest shift (1.25, 1.25) 

C. A Traffic Mitigation Plan is required. 

See RZC 21.08.370.C.3.b.iii. 

8 10 Residential 

care facility 

 A Conditional Use Permit is required. 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

9 11 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

10 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. No 

more than two rental rooms permitted. 

Transportation, Communication, Information, and Utilities 

11 Local utilities Adequate to 

accommodate 

peak use. 

 

12 Regional 

utilities 

A Conditional Use Permit is required. 

13 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

14 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP) 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP) 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP) 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

15 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

16 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

17 Parks, open 

space, trails 

and gardens 

1,000 sq ft 

gfa (0, 

adequate to 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

Natural and 

Other 

Recreational 

Parks 

accommodate 

peak use.) 

18 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

19 Golf course  

20 Marine 

recreation 

 

21 Commercial 

swimming pool 

 

Education, Public Administration, Health Care, and Other Institutions 

22 Day care center Employee (1.0) A Conditional Use Permit is required. 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. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

23 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific requirements 

for family day care providers. 

24 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

25 Grade schools 

(K-12) 

Educational 

26 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific requirements. 

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 
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Table 21.08.070B 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

Unit of 

measure 

(Minimum 

required; 

Maximum 

allowed) 

Special Regulations 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

27 Crop production N/A  

28 Equestrian 

facility 

A Conditional Use Permit is required. 

Other 

29 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which apply to home 

businesses. 

30 Roadside 

produce stand 

N/A  

31 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

32 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

Notes: 
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1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.080 R-5 Single-Family Urban Residential. 

A.  Purpose. The R-5 Single-Family Urban Residential 

zone provides for primarily single-family 

residential neighborhoods on lands suitable for 

residential development with an allowed base 

density of five dwellings per gross acre. This 

designation provides for stable and attractive 

suburban residential neighborhoods that have a 

full range of public services and facilities. To 

complement the primarily residential nature of 

these zones, some nonresidential uses are 

allowed. 

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 
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or linkage to the Chapters and Sections of the 

Redmond Zoning Code that apply to development 

within this zone. 

 

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 

R-5 Zone Regulations Table 
Land & Structure 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-5 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

Residential 

Use Category 

Residential 

Use Class 

Former Use 

Classification 

Use 

Permissions 

Building 

Code 

ITE Trip 

Generation 
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(prior to Dec. 

31, 2021) 

Occupancy 

Class 

Manual Land 

Use Code 

Low Density 

Residential 

Medium Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Cottage Cottage L R 200-299 

Small-lot 

short plat 

Small-lot 

short plat 

L R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Courtyard 

Apartments 

 C R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny homes  P R 200-299 

Retirement 

residence 

Retirement 

residence 

L, C R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 
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Table ##.##.###.#    General Allowed Uses and Cross-References in R-5 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 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Road, Ground, Passenger 

and Transit 

Transportation 

Road, Ground, Passenger 

and Transit 

Transportation 

L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 
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Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-5 zone. 

To use the chart, first 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, 
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for more information. Uses not listed are not 

permitted. 

 

Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Cottage Cottage (1.5, 

2.0) 

Permitted use only in Education Hill, 

Grass Lawn, North Redmond, Overlake 

Residential, and Willows/Rose Hill 

neighborhoods. 

3 Small-lot short 

plat 

Dwelling unit 

(2.0) 

Permitted use only in Education Hill, 

Idylwood, and Overlake Residential 

neighborhoods. See RZC 21.08.170.E.2.a.ii 

for additional requirements for small lot 

short plats. 

4 Size-limited 

dwelling 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

5 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) A. See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which 

apply to ADUs.  

B. ADUs are not allowed within cottage 

developments in the Willows/Rose Hill and 

Education Hill neighborhoods. 

6 Tiny home Tiny home 

(1.0) 

A. See RZC 21.08.220, Accessory Dwelling 

Units and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats, for specific regulations 

which may apply.  

B. Tiny homes are not allowed within 

Cottage developments in the Willows/Rose 

Hill and Education Hill neighborhoods. 

6 7 Attached 

dwelling unit, 

2-4 units 

Dwelling unit 

(2.0) 

A. Permitted use in Education Hill, Grass 

Lawn, North Redmond, and Overlake 

Residential neighborhoods. In 

Willows/Rose Hill neighborhood, 2-unit 

attached dwelling units are permitted 

use; 3-unit and 4-unit attached dwelling 

units require a Conditional Use Permit as 

8 Stacked flat 

9 Courtyard 

apartment 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

part of a demonstration program. A 

Conditional Use Permit is required for 

all attached dwelling units in all other 

neighborhoods not listed above.  

B. Please see RZC 21.08.260 for specific 

neighborhood requirements related to 

density, design, and review and decision 

procedures. 

7 10 Manufactured 

home 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which apply to Manufactured 

Housing 

811 Retirement 

residence 

See Special 

Regulations 

A. Permitted if developed through the 

subdivision or binding site plan 

processes. Otherwise, a Conditional Use 

Permit is required. See RZC 21.08.370, 

Retirement Residences, for specific 

regulations which may apply.  

B. Parking requirements are as follows: 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

1. With no skilled nursing facility: Unit 

(1.0, 1.0)  

2. With skilled nursing facility: Worker 

on largest shift (1.25, 1.25)  

C. A Traffic Mitigation Plan is required. 

See RZC 21.08.370.C.3.b.iii. 

9 Residential 

care facility 

 A Conditional Use Permit is required. 

10 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

11 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. No 

more than two rental rooms permitted. 

Transportation, Communication, Information, and Utilities 

12 Road, Ground, 

Passenger and 

N/A Regional light rail transit system only. 

No vehicle storage. 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Transit 

Transportation 

13 Local utilities Adequate to 

accommodate 

peak use. 

 

14 Regional 

utilities 

A Conditional Use Permit is required. 

15 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

16 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish.  

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP)  
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

C. Only one float plane per lot is 

permitted. (SMP)  

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP)  

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP)  

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

17 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

18 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

19 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use.) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

20 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

21 Golf course  

22 Marine 

recreation 

 

23 Commercial 

swimming pool 

 

Education, Public Administration, Health Care, and Other Institutions 

24 Day care center Employee (1.0) A Conditional Use Permit is required. 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. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 

25 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific requirements 

for family day care providers. 
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

26 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

27 Grade schools 

(K-12) 

Educational 

28 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific requirements.  

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

29 Crop production N/A  
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Table 21.08.080C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

30 Equestrian 

facility 

A Conditional Use Permit is required. 

Other 

31 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which apply to home 

businesses. 

32 Roadside 

produce stand 

N/A  

33 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

34 Water-oriented 

accessory 

structure 

See 21.68.070.G, Water-Oriented Accessory 

Structures, for special height, setback 

and area requirements. (SMP) 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 
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residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.090 R-6 Single-Family Urban Residential 

A.  Purpose. The R-6 Single-Family Urban Residential 

zone provides for primarily single-family 

residential neighborhoods on lands suitable for 

residential development with an allowed base 

density of six dwellings per gross acre. This 

designation provides for stable and attractive 

suburban residential neighborhoods that have a 

full range of public services and facilities. To 

complement the primarily residential nature of 

these zones, some nonresidential uses are 

allowed. 

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. 

260



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 173 of 714  Ordinance No. _____ 

AM No. _____ 
 

R-6 Zone Regulations Table 
Land & Structure 

 

Transport
ation 

 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

Hazardous 
Liquid 

Pipelines 

Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 

Information 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-6 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Medium Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Cottage Cottage L R 200-299 

Small-lot 

short plat 

Small-lot 

short plat 

L R 200-299 
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Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Courtyard 

Apartments 

 C R 200-299 

Manufactured 

home 

 P R 200-299 

Tiny home  P R 200-299 

Retirement 

residence 

Retirement 

residence 

L, C R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 

 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-6 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 

ITE Trip 

Generation 
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Occupancy 

Class 

Manual Land 

Use Code 

Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Road, Ground, Passenger 

and Transit 

Transportation 

Road, Ground, Passenger 

and Transit 

Transportation 

L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields; 

Marine recreation; 

Commercial swimming pool 

L, C A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 
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Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Crop production Crop production P   

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-6 zone. 

To use the chart, first 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. Uses not listed are not 

permitted. 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Cottage Cottage (1.5, 

2.0) 

Permitted use only in Bear Creek, 

Education Hill, Grass Lawn, North 

Redmond, Overlake Residential, and 

Willows/Rose Hill neighborhoods. 

3 Small-lot short 

plat 

Dwelling unit 

(2.0) 

Permitted use only in Bear Creek, 

Education Hill, Idylwood, and Overlake 

Residential neighborhoods. See RZC 

21.08.170.E.2.a.ii, Small Lot Short 

Plats, for additional requirements for 

small lot short plats. 

4 Size-limited 

dwelling 

 

5 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) A. See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply.  

B. ADUs are not allowed within Cottage 

developments in the Willows/Rose Hill and 

Education Hill neighborhoods. 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

6 Tiny home Tiny home 

(1.0) 

A. See RZC 21.08.220, Accessory Dwelling 

Units and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply.  

B. Tiny homes are not allowed within 

Cottage developments in the Willows/Rose 

Hill and Education Hill neighborhoods. 

67 Attached 

dwelling unit, 

2-4 units 

Dwelling unit 

(2.0) 

A. Permitted use in Bear Creek, Education 

Hill, Grass Lawn, North Redmond, and 

Overlake Residential neighborhoods. In 

Willows/Rose Hill neighborhood, 2-unit 

attached dwelling units are permitted 

use; 3-unit and 4-unit attached dwelling 

units require a Conditional Use Permit as 

part of a demonstration project. See RZC 

21.08.260.B.2.b, Willow/ Rose Hill 

Neighborhood for additional information. 

A Conditional Use Permit is required for 

attached dwelling units in all other 

neighborhoods not listed above.  

8 Stacked Plat 

9 Courtyard 

apartment 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

B. Please see RZC 21.08.260, Attached 

Dwelling Units, for supplemental 

neighborhood regulations related to 

density, design, and review and decision 

procedures. 

710 Manufactured 

home 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

811 Retirement 

residence 

See Special 

Regulations 

A. Permitted if developed through the 

subdivision or binding site plan 

processes. Otherwise, a Conditional Use 

Permit is required. See RZC 21.08.370, 

Retirement Residences, for specific 

regulations which may apply.  

B. Parking requirements are as follows: 

1. With no skilled nursing facility: Unit 

(1.0, 1.0)  

2. With skilled nursing facility: Worker 

on largest shift (1.25, 1.25)  
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

C. A Traffic Mitigation Plan is required. 

See RZC 21.08.370.C.3.b.iii. 

912 Residential 

care facility 

 A Conditional Use Permit is required. 

1013 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

11 Bed & Breakfast 

Inn Hotel, 

Motel, and 

Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. No 

more than two rental rooms permitted. 

Transportation, Communication, Information, and Utilities 

12 Local utilities Adequate to 

accommodate 

peak use. 

 

13 Regional 

utilities 

A Conditional Use Permit is required. 

14 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

15 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish.  

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP)  

C. Only one float plane per lot is 

permitted. (SMP)  

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP)  
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP)  

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

16 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment and Recreation 

17 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

recreation, and Commercial swimming 

pools. 

18 Parks, open 

space, trails 

and gardens 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use.) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 

19 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

20 Golf course 

21 Marine 

recreation 

22 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

23 Day care center Employee (1.0) A Conditional Use Permit is required. 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 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

for more than one purpose. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 

24 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 

21.08.340,Home Business, for specific 

regulations which may apply. 

25 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

26 Grade schools 

(K-12) 

Educational 

27 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply.  
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

28 Crop production N/A  

29 Equestrian 

facility 

A Conditional Use Permit is required. 

Other 

30 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340,Home Business, for 

specific regulations which may apply. 

31 Roadside 

produce stand 

N/A  

32 Pier, dock, 

float 

 See RZC 21.68.070,In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 
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Table 21.08.090C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

34 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.100 R-8 Single-Family Urban Residential. 

A.  Purpose. The R-8 Single-Family Urban Residential 

zone provides for primarily single-family 

residential neighborhoods on lands suitable for 

residential development with an allowed base 
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density of eight dwellings per gross acre. This 

designation provides for stable and attractive 

suburban residential neighborhoods that have a 

full range of public services and facilities. To 

complement the primarily residential nature of 

these zones, some nonresidential uses are 

allowed. 

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. 

 

R-8 Zone Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 

Public 
View 
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Incentive 
Program 

 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

Hazardous 
Liquid 

Pipelines 

Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 

Information 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

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.  
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-8 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Medium Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Cottage Cottage L R 200-299 

Small-lot 

short plat 

Small-lot 

short plat 

L R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 
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Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Courtyard 

Apartments 

 P R 200-299 

Manufactured 

home 

 P R 200-299 

Tiny home  P R 200-299 

Retirement 

residence 

Retirement 

residence 

L, C R 200-299 

Residential 

care facility 

Residential 

care facility 

C I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-8 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 
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Hotel, Motel, and Other 

Accommodation Services 

Bed and Breakfast Inn L R 300-399 

1. Limited to Bed and 

Breakfast Inn 

 L   

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation; 

Commercial swimming pool 

L, C A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   
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Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-8 zone. 

To use the chart, first 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. Uses not listed are not 

permitted. 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Cottage Cottage (1.5, 

2.0) 

Permitted use only in Bear Creek, 

Education Hill, Grass Lawn, North 

Redmond, Overlake Residential, and 

Willows/Rose Hill neighborhoods. 

3 Small-lot short 

plat 

Dwelling unit 

(2.0) 

Permitted use only in Bear Creek, 

Education Hill, Idylwood, and Overlake 

Residential neighborhoods. See RZC 

21.08.170.E.2.a.ii for additional 

requirements for small lot short plats. 

4 Size-limited 

dwelling 

 

5 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) A. See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply.  

B. ADUs are not allowed within cottage 

developments in the Willows/Rose Hill and 

Education Hill neighborhoods. 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

6 Tiny home Tiny home 

(1.0) 

A. See RZC 21.08.220,Accessory Dwelling 

Units and RZC 21.008.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply.  

B. Tiny homes are not allowed within 

cottage developments in the Willows/Rose 

Hill and Education Hill neighborhoods. 

67 Attached 

dwelling unit, 

2-4 units 

Studio 

dwelling unit 

(1.2) 1-

bedroom 

dwelling unit 

(1.5) 2-

bedroom 

dwelling unit 

(1.8) 3+-

bedroom 

dwelling unit 

(2.0) 

A. Permitted use in all neighborhoods 

with the exception of Willows/Rose Hill.  

B. In Willows/Rose Hill neighborhood, 2-

unit attached dwelling units are 

permitted use; 3-unit and 4-unit attached 

dwelling units require a Conditional Use 

Permit as part of a demonstration 

project. See RZC 21.08.260.B.2.b, Willow/ 

Rose Hill Neighborhood for additional 

information. 

C. Please see RZC 21.08.260, Attached 

Dwelling Units, for specific regulations 

related to density, design, review and 

8 Stacked Flat 

9 Courtyard 

apartment 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

decision procedures, and affordable 

housing exceptions. 

7 10 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

811 Retirement 

residence 

See Special 

Regulations 

A. Permitted if developed through the 

subdivision or binding site plan 

processes. Otherwise, a Conditional Use 

Permit is required. See RZC 21.08.370, 

Retirement Residences, for specific 

regulations which may apply.  

B. Parking requirements are as follows: 

1. With no skilled nursing facility: Unit 

(1.0, 1.0)  

2. With skilled nursing facility: Worker 

on largest shift (1.25, 1.25)  

C. A Traffic Mitigation Plan is required. 

See RZC 21.08.370.C.3.b.iii. 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

912 Residential 

care facility 

 A Conditional Use Permit is required. 

1013 Adult family 

home 

Dwelling unit 

(2.0) 

 

General Sales or Service 

11 Bed and 

Breakfast Inn 

Hotel, Motel, 

and Other 

Accommodation 

Services 

Rental room 

(1.0) 

Limited to Bed and Breakfast Inns. No 

more than two rental rooms permitted. 

Transportation, Communication, Information, and Utilities 

12 Local utilities Adequate to 

accommodate 

peak use. 

 

13 Regional 

utilities 

A Conditional Use Permit is required. 

14 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

15 Float plane 

facility 

A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish.  
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP)  

C. Only one float plane per lot is 

permitted. (SMP)  

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP)  

E. Float plane facilities or operation of 

float planes is prohibited on the 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Sammamish River, Bear Creek and Evans 

Creek. (SMP)  

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

16 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment and Recreation 

17 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities.   

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

18 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use.) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 

19 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

20 Golf course 

21 Marine 

recreation 

22 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

23 Day care center Employee (1.0) A Conditional Use Permit is required. 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 
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

for more than one purpose. See RZC 

21.08.310, Day Care Centers, for specific 

regulations which may apply. 

24 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

25 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

26 Grade schools 

(K-12) 

Educational 

27 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply.  
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Table 21.08.100C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Agriculture 

28 Equestrian 

facility 

N/A A Conditional Use Permit is required. 

Other 

29 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

30 Roadside 

produce stand 

N/A  

31 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

32 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 
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Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.110 R-12 Multifamily Urban Residential. 

A.  Purpose. The R-12 Multifamily Urban Residential 

zone provides for multifamily residential 

neighborhoods on lands suitable for residential 

development with an allowed base density of 12 

dwellings per gross acre. 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, some nonresidential uses are 

allowed. 

The following table is specific to this zone and 

provides references for each of the major topics 
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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. 

 

R-12 Zone Regulations Table 
Land & Structure 

 
 

Transport
ation

 
 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 
Surfac

e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 
Information 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 
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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. 
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Table ##.##.###.#    General Allowed Uses and Cross-References in R-12 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Medium Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Stacked flat  P R 200-299 

Multifamily 

structures 

Multifamily 

structures 

P R 200-299 

Courtyard 

Apartments 

 P R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny home  P R 200-299 

Housing 

Services for 

the Elderly 

Housing 

Services for 

the Elderly 

L, C  I 600-699 
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Adult family 

home 

Adult family 

home 

P R 200-299 

 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-12 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 

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Float plane facility Float plane facility L, C   

Heliport Heliport C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields;  

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 
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Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-12 zone. 

To use the chart, first 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. Uses not listed are not 

permitted. 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units and RZC 21.08.170.4.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

45 Attached 

dwelling unit, 

2-4 units 

Studio 

dwelling unit 

(1.2) 

A. Permitted use in all neighborhoods. 

B. Please see RZC 21.08.260, Attached 

Dwelling Units, for specific regulations 

related to density, design, review and 

decision procedures, and affordable 

housing exceptions. 

6 Stacked Flat 

7 Courtyard 

Apartment 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

58 Multifamily 

structures 

1-bedroom 

dwelling unit 

(1.5) 

2-bedroom 

dwelling unit 

(1.8) 

3+-bedroom 

dwelling unit 

(2.0) 

 

69 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

710 Housing 

Services for 

the Elderly 

See Special 

Regulations 

A. Retirement residences are permitted 

through a subdivision or binding site 

plan with a maximum of 16 retirement 

residence units per acre. Without a 

subdivision or binding site plan, a 

Conditional Use Permit is required. See 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

RZC 21.08.360, Retirement Residences, for 

specific regulations which may apply.  

B. A Conditional Use Permit is required 

for Residential Care Facilities.  

C. A Conditional Use Permit is required 

for Long-Term Care Facilities.  

D. Parking requirements are as follows: 

1. Multifamily housing for senior 

citizens: Unit (0.5, 2.0)  

2. Nursing home or long-term care 

facility: four patient beds (1.0, 1.0)  

3. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0)  

4. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25)  

E. For Retirement Residences, a Traffic 

Mitigation Plan is required. See RZC 

21.08.370.C.3.b.iii. 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

811 Adult family 

home 

Dwelling unit 

(2.0) 

 

Transportation, Communication, Information, and Utilities 

9 Local utilities Adequate to 

accommodate 

peak use. 

 

10 Regional 

utilities 

A Conditional Use Permit is required. 

11 Float plane 

facility 

N/A A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish. 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP) 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP)  

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP)  

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

12 Heliport A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

13 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

16 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

17 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

18 Golf course 

19 Marine 

recreation 

20 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

21 Day care center Employee (1.0) A Conditional Use Permit is required. See 

RZC 21.08.310, Day Care Centers, for 

specific regulations which may apply. 

22 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

23 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

24 Grade schools 

(K-12) 

Educational 

25 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply.  

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Other 

26 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 
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Table 21.08.110C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

27 Roadside 

produce stand 

N/A  

28 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

29 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.130 R-20 Multifamily Urban Residential. 
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A.  Purpose. The R-20 Multifamily Urban Residential 

zone provides for multifamily residential 

neighborhoods on lands suitable for residential 

development with an allowed base density of 20 

dwellings per gross acre. 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, some nonresidential uses are 

allowed. 

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. 

R-20 Zone Regulations Table 
Land & Structure 

 

Transport
ation 

 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

Special 
Regulation

s 
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Resource
s 

 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 

Information 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

 

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.  
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-20 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Medium Density 

Residential 

 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 
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Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Stacked flat  P R 200-299 

Multifamily 

structures 

Multifamily 

structures 

P R 200-299 

Courtyard 

Apartments 

 P R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny home  P R 200-299 

Housing 

Services for 

the Elderly 

Housing 

Services for 

the Elderly 

L, C  I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in R-20 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 

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   
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Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields; 

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 

Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-20 zone. 
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To use the chart, first 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. Uses not listed are not 

permitted. 

 

Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

45 Attached 

dwelling unit, 

2-4 units 

Studio 

dwelling unit 

(1.2) 

1-bedroom 

dwelling unit 

(1.5) 

2-bedroom 

dwelling unit 

(1.8) 

3+-bedroom 

dwelling unit 

(2.0) 

A. Permitted use in all neighborhoods.  

B. Please see RZC 21.08.260, Attached 

Dwelling Units, for specific regulations 

related to density, design, review and 

decision procedures, and affordable 

housing exceptions. 

6 Stacked flat 

7 Courtyard 

apartment 

58 Multifamily 

structures 
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

69 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

710 Housing 

Services for 

the Elderly 

See Special 

Regulations 

A. Retirement residences are permitted 

through a subdivision or binding site 

plan with a maximum of 16 retirement 

residence units per acre. Without a 

subdivision or binding site plan, a 

Conditional Use Permit is required. See 

RZC 21.08.360, Retirement Residences, for 

specific regulations which may apply.  

B. A Conditional Use Permit is required 

for Residential Care Facilities.  

C. A Conditional Use Permit is required 

for Long-Term Care Facilities.  

D. Parking requirements are as follows: 

1. Multifamily housing for senior 

citizens: Unit (0.5, 2.0)  
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

2. Nursing home or long-term care 

facility: four patient beds (1.0, 1.0)  

3. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0)  

4. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25)  

E. For Retirement Residences, a Traffic 

Mitigation Plan is required. See RZC 

21.08.370.C.3.b.iii. 

811 Adult family 

home 

Dwelling unit 

(2.0) 

 

Transportation, Communication, Information, and Utilities 

9 Local utilities Adequate to 

accommodate 

peak use. 

 

10 Regional 

utilities 

A Conditional Use Permit is required. 

11 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

12 Float plane 

facility 

N/A A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish.  

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP)  

C. Only one float plane per lot is 

permitted. (SMP)  

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP)  
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP)  

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

13 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities.  

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

recreation, and Commercial swimming 

pools. 

16 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

Recreational 

Parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 

17 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

18 Golf course 

19 Marine 

recreation 

20 Commercial 

swimming pool 

Education, Public Administration, Health Care, and Other Institutions 

21 Day care center Employee (1.0) A Conditional Use Permit is required. See 

RZC 21.08.310, Day Care Centers, for 

specific regulations which may apply. 
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

22 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

23 Public safety 

Government and 

Administration  

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 

24 Grade schools 

(K-12) 

Educational 

25 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply. 

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 
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Table 21.08.130C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure 

(minimum 

required; 

maximum 

allowed) 

Special Regulations 

requirements concerning faith-based and 

funerary uses. 

Other 

26 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

27 Roadside 

produce stand 

N/A  

28 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements, (SMP) 

29 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 
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residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.08.140 R-30 Multifamily Urban Residential. 

A.  Purpose. The R-30 Multifamily Urban Residential 

zone provides for multifamily residential 

neighborhoods on lands suitable for residential 

development with an allowed base density of 30 

dwellings per gross acre. 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, some nonresidential uses are 

allowed. 

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. 
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R-30 Zone Regulations Table 
Land & Structure 

 

Transport
ation 

 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 

Information 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in R-30 Zone 

(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

 

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 

Low Density 

Residential 

Detached 

dwelling unit 

Detached 

dwelling unit 

P R 200-299 
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Medium Density 

Residential 

Size-limited 

dwelling 

Size-limited 

dwelling 

P R 200-299 

Accessory 

dwelling unit 

(ADU) 

Accessory 

dwelling unit 

(ADU) 

L R 200-299 

Attached 

dwelling unit, 

2-4 units 

Attached 

dwelling unit, 

2-4 units 

L R 200-299 

Stacked flat  P R 200-299 

Multifamily 

structures 

Multifamily 

structures 

P R 200-299 

Courtyard 

Apartments 

 P R 200-299 

Manufactured 

home 

Manufactured 

home 

P R 200-299 

Tiny home  P R 200-299 

Housing 

Services for 

the Elderly 

Housing 

Services for 

the Elderly 

L, C  I 600-699 

Adult family 

home 

Adult family 

home 

P R 200-299 
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Table ##.##.###.#    General Allowed Uses and Cross-References in R-30 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 

Local utilities Local utilities P   

Regional utilities Regional utilities C   

Heliport Heliport C   

Float plane facility Float plane facility L, C   

Wireless Communication 

Facilities 

Wireless Communication 

Facilities 

P   

Arts, Entertainment, 

Recreation, and Assembly 

Community indoor 

recreation; Athletic, 

sports, and play fields; 

Marine recreation; 

Commercial swimming pool 

L A 400-499 

Natural and Other 

Recreational Parks 

Parks, open space, 

trails and gardens 

L, C  400-499 

Golf course Golf course C A 400-499 

Day care center Day care center L, C E 500-599 

Family day care provider Family day care provider L R 500-599 

Government and 

Administration 

Public safety C B 700-799 

Educational Grade schools (K-12) C E 500-599 

Faith-based and Funerary Religious Institution L, C A, B, H, 

I, R, S 

500-599 
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Equestrian facility Equestrian facility C   

Roadside produce stand Roadside produce stand P   

Pier, dock, float Pier, dock, float P   

Water-oriented accessory 

structure 

Water-oriented accessory 

structure 

P   

 

D E.  Allowed Uses and Special Regulations. The 

following table contains special zoning 

regulations that apply to uses in the R-30 zone. 

To use the chart, first 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. Uses not listed are not 

permitted. 
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

Residential1 

1 Detached 

dwelling unit 

Dwelling unit 

(2.0) 

 

2 Size-limited 

dwelling 

3 Accessory 

dwelling unit 

(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 

Units, for specific regulations which may 

apply. 

4 Tiny home Tiny home 

(1.0) 

See RZC 21.08.220, Accessory Dwelling 

Units, and RZC 21.08.170.E.2.a.ii Small 

Lot Short Plats for specific regulations 

which may apply. 

45 Attached 

dwelling unit, 

2-4 units 

Studio 

dwelling unit 

(1.2) 

1-bedroom 

dwelling unit 

(1.5) 

2-bedroom 

dwelling unit 

(1.8) 

A. Permitted use in all neighborhoods.  

B. Please see RZC 21.08.260, Attached 

Dwelling Units, for specific regulations 

related to density, design, review and 

decision procedures, and affordable 

housing exceptions. 

6 Stacked flat 

7 Courtyard 

apartment 

58 Multifamily 

structures 
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

3+-bedroom 

dwelling unit 

(2.0) 

69 Manufactured 

home 

Dwelling unit 

(2.0) 

See RZC 21.08.320, Designated 

Manufactured Homes, Manufactured Homes, 

and Mobile Homes, for specific 

regulations which may apply. 

710 Housing 

Services for 

the Elderly 

See Special 

Regulations 

A. Retirement residences are permitted 

through a subdivision or binding site 

plan with a maximum of 16 retirement 

residence units per acre. Without a 

subdivision or binding site plan, a 

Conditional Use Permit is required. See 

RZC 21.08.360, Retirement Residences, for 

specific regulations which may apply.  

B. A Conditional Use Permit is required 

for Residential Care Facilities.  

C. A Conditional Use Permit is required 

for Long-Term Care Facilities.  

D. Parking requirements are as follows: 

1. Multifamily housing for senior 

citizens: Unit (0.5, 2.0)  
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

2. Nursing home or long-term care 

facility: four patient beds (1.0, 1.0) 

3. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0)  

4. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25)  

E. For Retirement Residences, a Traffic 

Mitigation Plan is required. See RZC 

21.08.370.C.3.b.iii. 

811 Adult family 

home 

Dwelling unit 

(2.0) 

 

Transportation, Communication, Information, and Utilities 

9 Local utilities Adequate to 

accommodate 

peak use. 

 

10 Regional 

utilities 

A Conditional Use Permit is required. 

11 Heliport N/A A Conditional Use Permit is required. 

Does not include medical airlift. 

Permitted only abutting Lake Sammamish. 

12 Float plane 

facility 

N/A A. A Conditional Use Permit is required. 

Permitted only abutting Lake Sammamish.  
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

B. Piers, docks, and floats associated 

with the operation of float planes shall 

meet, as a minimum, the location criteria 

contained in RZC 21.68.070, In-Water 

Structures. Piers and docks are also 

subject to standards for residential 

piers and docks contained in RZC 

21.68.070.E, Piers, Docks, and Floats. 

(SMP) 

C. Only one float plane per lot is 

permitted. (SMP)  

D. Float planes shall observe speed 

regulations for watercraft and vessels 

contained in RMC 14.16.030, Speed 

Regulations, except that these speeds may 

be exceeded for a short duration of time 

during landing and takeoff of planes. 

(SMP)  

E. Float plane facilities or operation of 

float planes is prohibited on the 

Sammamish River, Bear Creek and Evans 

Creek. (SMP)  
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

F. Float plane facilities and operation 

shall comply with FAA standards, 

including standards for fueling, oil 

spill cleanup, firefighting equipment, 

and vehicle and pedestrian separation. 

(SMP) 

13 Wireless 

Communication 

Facilities 

See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

14 Community 

indoor 

recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use. 

Includes noncommercial indoor recreation 

uses, such as community clubhouses, 

indoor swimming pools, and other similar 

facilities. 

A Conditional Use Permit is required for 

Athletic, sports, and playfields, Marine 

recreation, and Commercial swimming 

pools. 

15 Parks, open 

space, trails 

and gardens 

Natural and 

Other 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use) 

Permitted if public or noncommercial. A 

Conditional Use Permit is required for 

commercial facilities. 
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

Recreational 

Parks 

16 Athletic, 

sports, and 

play fields 

Adequate to 

accommodate 

peak use. 

A Conditional Use Permit is required. 

17 Golf course  

18 Marine 

recreation 

 

19 Commercial 

swimming pool 

 

Education, Public Administration, Health Care, and Other Institutions 

20 Day care center Employee (1.0) A Conditional Use Permit is required. See 

RZC 21.08.310, Day Care Centers, for 

specific regulations which may apply. 

21 Family day care 

provider 

Vehicle used 

by the 

business 

(1.0). 

Family day care providers are permitted 

as home businesses. See RZC 21.08.340, 

Home Business, for specific regulations 

which may apply. 

22 Public safety 

Government and 

Administration 

Adequate to 

accommodate 

peak use 

A Conditional Use Permit is required. 
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

23 Grade schools 

(K-12) 

Educational 

24 Religious 

Institution 

Faith-based and 

Funerary 

1,000 sq ft 

gfa for 

assembly (1.0) 

or 5 fixed 

seats (1.0); 3 

seats (1.0). 

A. Permitted use if less than 250 seats. 

A Conditional Use Permit is required for 

religious institutions faith-based 

organizations with between 250 and 750 

seats. See RZC 21.08.280, Churches, 

Temples, Synagogues and Other Places of 

Worship Faith-Based and Funerary, for 

specific regulations which may apply. 

B. A Traffic Mitigation Plan is required. 

See RZC 21.08.280.C.5. Refer to RZC 

21.08.280 Faith-Based and Funerary for 

requirements concerning faith-based and 

funerary uses. 

Other 

25 Home Business Vehicle used 

by the 

business 

(1.0). 

See RZC 21.08.340, Home Business, for 

specific regulations which may apply. 

26 Roadside 

produce stand 

N/A  
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Table 21.08.140C 

Allowed Uses and Special Regulations 

Section Use Parking Ratio: 

unit of 

measure (min. 

required; max. 

allowed) 

Special Regulations 

27 Pier, dock, 

float 

See RZC 21.68.070, In-Water Structures, 

for special height, setback and area 

requirements. (SMP) 

28 Water-oriented 

accessory 

structure 

See RZC 21.68.070.G, Water-Oriented 

Accessory Structures, for special height, 

setback and area requirements. (SMP) 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

Section 6.   Amendments to Redmond Zoning Code (RZC) 

Section 21.08.220 Accessory Dwelling Units. The provisions of RZC 

Section 21.08.220 Accessory Dwelling Units are hereby amended to 

read as follows:   

RZC 21.08.220 Accessory Dwelling Units. 
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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. Protect neighborhood character and stability by 

ensuring Ensure that ADUs are compatible with 

surrounding land uses according to the conditions 

of this division and by blending new development 

with existing residential development by 

appropriately regulating their bulk, size, and 

scale. 

B. Applicability. The provisions of this section apply to 

all accessory dwelling units. 
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C. Requirements. 

1. Number of ADUS. One ADU or tiny home shall be 

allowed on each residential lot as in conjunction 

with subordinate to any new or existing detached 

single-family dwelling unit in the City of 

Redmond. 

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 setback and lot 

coverage restrictions and any other 

standards or regulations required of a 

detached dwelling unit in a residential zone. 

c. For detached ADUs the maximum height of any 

portion of the roof, except chimneys or 

cupolas, shall not exceed 25 feet anywhere on 

the site. The maximum height for a detached 

ADU that is contained within an accessory 

structure is 28 feet. 
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d. 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 detached ADU 

shall not exceed 40 50 percent of the total 

square footage of the primary dwelling unit 

and the accessory dwelling unit combined, 

excluding any garage area, and in no case 

shall it exceed 1,000 1,500 square feet. 

Example: Current home: 2,000 sq. ft. 

Primary Dwelling 

Unit Size 

X Maximum 

size 

= ADU Maximum 

Size 

2,000 sq. ft. X 50 percent = 1,000 sq. ft. 

 

b. In no case shall the ADU exceed 1,500 square 

feet in total area. If an ADU occupies an 

entire single floor of the primary dwelling 

unit, the Technical Committee may allow for an 

increase in the allowed size of the ADU in 

order to efficiently use all of the floor 
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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 Technical Committee may allow for an 

increase in the allowed size of the ADU so 

long as all other standards of this section 

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 Technical Committee 

d. A tiny home shall not exceed 400 square feet in 

size. 

4. Subdivision. An ADU shall not be subdivided or 

otherwise segregated in ownership from the 

primary dwelling unit. 

5. Occupancy - ADUs. Either the primary dwelling unit 

or the ADU must be occupied by an owner of the 

property. The owner-occupied unit shall not be 

rented to others.  

a. Short term rentals: for short term rentals and 

vacation rentals, where the lease term is 

less than 12 months, the owner must reside 
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at either the primary unit or accessory 

dwelling unit.  

b. Long term rentals: for long term rentals, 

where the lease term is 12 months or more, 

the owner is not required to occupy the site 

so long as documentation is provided that 

both the primary and accessory dwelling 

units are under signed leases for no less 

than 12 months. 

c. A permit authorizing an ADU shall not be 

issued until the City receives proof of 

recordation of an instrument requiring owner 

occupancy, on-site parking, and compliance 

with the requirements of this section. 

6. Parking. One off-street parking space is required 

for an ADU in addition to the parking required 

for  the  primary  dwelling  unit.  Parking  

spaces  must  be   paved   and   may   include  

private driveways, garages, carports, or off-

street areas reserved for vehicles. 

a. Off-street parking for an accessory dwelling 

unit located within one-quarter mile of a 

major transit stop shall not be required 
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unless the Administrator has determined that 

the accessory dwelling unit is in an area 

with a lack of access to street parking 

capacity, physical space impediments, or 

other reasons supported by evidence that 

would make on-street parking infeasible for 

the accessory dwelling unit (Engrossed 

Substitute Senate Bill 6617, Chapter 36.70A 

RCW). For off-street parking associated with 

an accessory dwelling unit that is located 

within one-quarter mile of a major transit 

stop, refer to paragraph RZC 21.40.010.D.4 

Required Off-Street Parking, Parking Near 

Frequent Transit. 

7. Exterior Modification ADUs. Only one entrance on 

the front of the primary dwelling unit is 

permitted. Additional entrances are permitted on 

the side and rear of the primary structure. The 

Technical Committee may allow both entrances to 

the primary and accessory units to be located on 

the front of the structure where design, site 

layout, and construction considerations 

significantly hinder other options. Additions to 
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an existing structure or the development of a 

newly constructed detached ADU shall be designed 

consistent with the existing facade, roof pitch, 

siding, and windows of the primary dwelling unit. 

Section 7.   Amendments to Redmond Zoning Code (RZC) 

Section 21.08.260 Attached Dwelling Units. The provisions of RZC 

Section 21.08.260, Paragraph 21.08.260.C.4 Design are hereby 

amended to read as follows:   

RZC 21.08.260.C.4 Design. 

4. Design. 

a. All attached dwelling units in Single-Family 

Urban zones shall meet the following design 

requirements in addition to those required by 

the City's adopted design standards, RZC 

21.08.180 Residential Development and 

Architectural, Site, and Landscape Design 

Regulations.  

i. Maintain the traditional character and 

quality of detached single-family 

dwelling units by using design elements, 

such as single points of entry noticeable 

from the street, pitched roofs, visible 
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trim or framing around windows, porches, 

and chimneys. 

ii. Be  consistent   in   height,   bulk,   

scale   and   style   with   nearby   

single- family residential uses. 

iii. No side-by-side mirror image duplex 

designs shall be permitted. 

iv. Each unit shall have separate front and/or 

rear access. 

i v. Locate surface parking for attached 

dwelling units in groups of no more than 

three stalls to appear more consistent 

with parking for single-family detached 

dwellings  in  the  area.  If  parking  

areas  include  more  than   three   

stalls, they should be visually 

separated from the street or common 

areas through site planning, 

landscaping, or natural screening. 

vi. Courtyard Apartments. The attached 

dwelling units shall be clustered around 

a courtyard or lawn. 
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vii. Stacked flats. The stacked flats shall 

have upper and lower units and a common 

entrance and stairway shall be used to 

access the units. 

Section 8.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.08 Residential Regulations. The provisions of RZC 

Chapter 21.08, Section 21.08.280 Churches, Temples, Synagogues, 

and Other Places of Worship are hereby amended to read as follows:   

RZC 21.08.280 Churches, Temples, Synagogues, and Other 

Places of Worship Faith-Based and Funerary. 

A. Purpose. This section is intended to ensure that the 

unique impacts associated with church, temple, 

synagogue, and mosque 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 
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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 places of worship structures and properties 

associated with faith-based organizations and their 

related activities without regard to the zone in which 

it is 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 

21.60, Citywide Design Standards. 

2. The use shall comply with the parking regulations 

for assembly uses, except that in no event 

shall parking be in excess of one space per 

three seats in a residential zone. 
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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; 

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 
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the same zone. 

4. Places of Worship 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 RZC 

21.08.280.D below. The maximum building height, 

exclusive of steeples, bell towers, crosses or 

other symbolic religious icons mounted on the 

rooftop is 35 feet. An additional building 

height allowance of 15 feet is allowed for 

symbolic religious 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 
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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 bell towers, crosses, statuary, or 

other symbolic religious 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 

21.60, Citywide 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 facility 

structures shall determine which additional 

criteria shall apply. The additional criteria 

for residential zones can be found below, 

depending on seating capacity. 
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D. Development Criteria for Seating Capacities in a 

Residential Zone. 

1. Places of worship Faith-based organizations with a 

seating capacity of less than 250 seats: 

a. The facility 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 facility 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. Buildings 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 maximum building height does not exceed 50 

feet inclusive of steeples, bell towers, 

crosses, or other symbolic religious icons; 
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e d. The minimum lot size shall be the same 

as that required in the zone in which 

the proposed facility faith-based 

organization is located; 

f e. The maximum lot coverage of 

structures may not exceed 35 percent, 

and total impervious surfaces may not 

exceed 75 percent of lot area; 

gf. No more than two large vehicles may be stored 

on-site at a given period of time; and 

hg. 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. Places of worship Faith-based organizations with 

a seating capacity of between 250 to 750 seats: 

a. The proposed facility structures must be 

located adjacent to at least one 
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arterial (collector, minor or 

principal); 

b. Buildings Structures shall maintain a minimum 

setback of 20 feet from all property lines; 

c. The maximum building height may not exceed 50 

feet, inclusive of steeples, bell towers, 

crosses, or other symbolic religious icons. 

However, b 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. 

 

Section 9.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.08 Residential Regulations. The provisions of RZC 

Chapter 21.08, Section 21.08.340 Home Business are hereby amended 

to read as follows:   
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RZC 21.08.340 Home Business. 

A. Purpose. The purpose of the home business regulations 

is to allow for limited commercial activity within 

residences dwelling units while ensuring that all 

commercial activity remains incidental to the 

residential primary use based on the underlying 

zoning and does not interfere with the residential 

character of the neighborhood through the creation of 

disproportionate levels of noise, traffic, safety 

hazards, or other public nuisances that may be 

generated. 

B. Applicability. Home businesses are allowed in all 

residential, multifamily, and mixed-use zones of the 

City as an accessory use to an existing dwelling unit. 

A business license shall be 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 
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demonstrate compliance with these standards prior to 

obtaining a business license. 

1. Location. A home business shall be carried on 

wholly within the principal building, dwelling 

unit, or within an accessory structure. No home 

business, or any storage connected with a home 

business shall be allowed outside of the 

principal building, dwelling unit, or accessory 

structure, except as allowed for family day care 

providers. Where an accessory dwelling unit 

exists, a home business may be conducted in both 

the primary dwelling unit and the accessory 

dwelling unit. 

2. 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. 

3. Size. No more than 25 percent of the gross floor 

area of the principal dwelling unit may be used 

for the home business. In the case of home 
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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. 

4. Residency. A home business must be conducted by a 

family member 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. No more than one person 

outside the family group that resides on the 

premises shall engage in any business located 

on the premises. 

5. Restricted Materials. No toxic, explosive, 

flammable, combustible, corrosive, 

etiologic, radioactive, or other restricted 

materials shall be used or stored on the 

site. 

6. Maintaining Residential Character. The business 

shall be conducted in a manner which will not 
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alter the normal residential character of the 

premises by which is consistent with the 

residential use in the zone where it is located.  

Alternations and operations that have potential 

to impact residential uses include but are not 

limited to exterior alteration of the property, 

expansion of parking, construction, creation of 

a separate entrance, the use of color, 

materials, lighting, signs (other than on the 

applicant’s vehicle), exterior storage of 

materials, goods or merchandise, or by the 

emission of sound, electric interference, 

vibration, dust, glare, heat, smoke, odors or 

liquids. 

7. Business Traffic. 

a. Visitors, customers, and/or deliveries to home 

businesses within residential zones shall be 

limited to two per hour. In any case, no 

combination of visitors, customers, and/or 

deliveries may exceed a total of eight per 

day. 

b. Visitors and customers to home businesses 
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within multifamily and mixed-use zones shall 

be prohibited unless authorized by the Code 

Administrator.    

8. 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 single-family 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 

Transportation Management Program. 

9. Parking. The home business shall not displace or 

impede the use of required parking spaces for 

primary or accessory dwelling units. 

10. Utility Demand. Utility demand (water, 

sewer, or garbage) shall not exceed 
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normal residential levels. 

11. Applicable Codes. Structures must meet City 

building, construction, fire and land use 

regulations. 

12. 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.9 and 

C.12.b of this section and for businesses 

legally licensed as such within the City 
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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. 

13. Family Day Care Providers. 

a. Family day care providers are permitted as 

home businesses as permitted or limited 

by the underlying zone. 

Section 10.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.10 Downtown Regulations. The provisions of RZC Chapter 

21.10 Downtown Regulations, Sections 21.10.030 Old Town (OT) Zone, 

21.10.040 Anderson Park (AP) Zone, 21.10.050 Town Center (TWNC) 

Zone, 21.10.060 Bear Creek (BC), Valley View (VV), and Trestle 

(TR) Zones, 21.10.070 Sammamish Trail (SMT) Zone, 21.10.080 Town 

Square (TSQ) Zone, 21.10.090 River Bend (RVBD) Zone, and 21.10.100 

River Trail (RVT), Carter (CTR), and East Hill (EH) Zones are 

hereby amended as follows:   

RZC 21.10.030 Old Town (OT) Zone. 
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A.  Purpose. The Old Town district is comprised of the 

original downtown and includes a number of historic 

structures and gathering places, including a central 

park. The Old Town district is established to be a 

center of pedestrian-oriented retail activity in the 

Downtown neighborhood. The regulations shaping 

development in this district provide for an urban 

village pattern and rhythm which encourages narrow 

ground floor storefronts, small blocks, narrow streets 

with curbside parking, mixed-use 

residential/office/service buildings, and pedestrian-

scale architecture. The regulations also encourage the 

enhancement of existing older buildings in Old Town 

with small ground floor retail spaces, characterized 

by narrow bay spacing complementary to pedestrian 

activity and interest, and office or residential 

spaces in upper stories. The pedestrian nature of the 

area is emphasized through lower parking requirements 

and plans for creation of parking lots/structures in a 

few central locations at the edge of these areas. This 

district provides for a full range of retail uses such 

as specialty and comparison shopping, eating and 
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entertainment establishments, as well as general and 

professional services, and residential uses. 

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. 

Old Town Zone - Regulations Table 
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Structure

 

Transport
ation

 

Environm
ent 

 

Communit
y

 

Process 

 

Money 

 

Incentiv
es 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fence
s 

Parking 
Standards 

Landscap
ing 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Develop
ment 
Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulati

ons 

Height Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Busines

s 

 
Green 

Building 
Incentiv

e 
Program 

 

Public 
View 

Corridor
s & 

Gateways 

Densit
y 

 
Outdo
or 

Stora
ge, 
Displ
ay & 
Enclo
sures 

 

 
Environm
ental 

Regulati
ons 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transiti
on 

Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

358



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 271 of 714  Ordinance No. _____ 

AM No. _____ 
 

Setbac
ks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in OT Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 
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High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in OT 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 General Sales or 
Services 

L M  

1. Gas station 
2. Auto repair 
3. Automobile sales with 
outdoor display and 
storage 
4. Rental storage and 
mini-warehouses 

 

N   

Business and Service General Sales or 
Services 

   

Food and Beverage General Sales or 
Services 

   

Pet and Animals Sales 
and Service 

General Sales or 
Services 

   

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities 

L S  

1. Surface parking lots  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Limited to regional 
light rail transit  L   
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system and office uses 
only 
Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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 
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Development Process, for more information. Uses not 

listed are not permitted. 

Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit (1.0, 

2.25) Plus one guest 

space per four units 

for projects with six 

units or more. Curbside 

parking along the site 

may be counted towards 

up to 25 percent of the 

required off-street 

parking. 

A. Maximum density per lot 

dependent upon size and width of 

lot, per RZC 21.10.130.B, 

Downtown Residential Densities 

Chart.  

B. Not permitted on ground floor 

street fronts of Type I 

pedestrian streets as shown on 

Map 10.3, Downtown Pedestrian 

System, or where ground floor 

residences may be negatively 

impacted by nearby 

nonresidential uses. Residential 

uses may be allowed on ground 

floor streets fronts of Type II 

Pedestrian Streets, per RZC 

21.62.020.F.5, Ground Floor 

Residential Uses on Type II 

Pedestrian Streets, but not 

within the shorter distance 

of 50 feet or a quarter-block 

length from a street 

intersection.  

C. Affordable Housing 

requirements apply to 

developments of 10 units or 

more. See RZC 21.20.020, 

Applicability. 

2 Stacked flat 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 
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Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

57 Housing 

Services for 

the Elderly 

See Special Regulations Parking requirements are as 

follows: 

A. Multifamily housing for 

senior citizens: Unit (0.5, 2.0) 

B. Nursing home or long-term 

care facility: 4 patient beds 

(1.0, 1.0) 

C. Retirement residence with no 

skilled nursing facility: Unit 

(1.0, 1.0) 

D. Retirement residence with 

skilled nursing facility: Worker 

on largest shift (1.25, 1.25) 

E. A traffic mitigation plan is 

required. The plan shall address 

traffic control; parking 

management, including mitigation 

of overflow parking into 

adjoining residential areas; and 

traffic movement to the arterial 

street system. 

General Sales or Service 

6 General Sales 

or Services 

Retail Sales 

1,000 sq ft gfa (2.0, 

2.0) 

A. Uses not permitted include: 

1. Gas station. 

2. Auto repair.  

3. Automobile sales with outdoor 

display and storage.  

4. Rental storage and mini-

warehouses.  

5. Retail sales or services 

involving drive-through/drive-up 

facilities, except dDrive-
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Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Business and 

Service 

through facilities confined 

within the garage of a 

multistory building of at least 

three stories shall be allowed 

when 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.  

6. Uses which are materially 

detrimental to typical downtown 

office and residential uses in 

terms of excessive noise and 

vibration, truck traffic, fumes, 

and other potential impacts.  

B. Parking standards for 

restaurant uses: 

1. Sit-down restaurant: 1,000 sq 

ft gfa (2.0, 9.0).  

2. Take-out restaurant: 

1,000 sq ft gfa (2.0, 10.0).  

3. The Technical Committee may 

waive the parking requirement 

for restaurant/deli/café uses 

1,000 sq ft gfa, or less in area 

that support/enhance the City’s 

vision for creating/enhancing 

Downtown as a pedestrian place 

provided: 

a. The use is located in an 

office building and primarily 

serves the occupants and guests 

of the office building; or  

b. The use is visible from and 

within 100 feet of a promenade 

or Downtown park, such as Luke 

Food and 

Beverage 

Pet and Animal 

Sales and 

Service 
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Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

McRedmond Park, Anderson Park, 

O’Leary Park, The Edge Skate 

Park, or the 83rd Street 

Promenade, for example, or 

within 100 feet of a critical 

areas buffer of the Sammamish 

River and access to the River 

Trail, and the use is designed 

to enliven the pedestrian 

environment and primarily cater 

to pedestrians and outdoor 

patrons.  

C. The maximum number of parking 

stalls allowed may be increased 

to 5.0 per 1,000 sq ft of gross 

floor area for the retail 

components of mixed-use 

developments. 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room (1.0, 1.0)  

8 Marijuana 

retail sales 

1,000 sq ft gfa (2.0, 

5.0) 

See RZC 21.41 marijuana-related 

uses for additional 

requirements. 

Manufacturing and Wholesale Trade 

# Artisanal 

Manufacturing, 

Retail Sales, 

and Service 

1,000 sq ft gfa (2.0, 

2.0) 

 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq ft gfa (2.0, 

2.0) 

Regional light rail transit 

system and office uses only. No 

vehicle storage except light 

rail vehicles. 
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Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

10 Rapid charging 

station 

Adequate to accommodate 

peak use 

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 Communications 

and Information 

1,000 sq ft gfa (2.0, 

2.0) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

N/A See RZC 21.56. Wireless 

Communication Facilities, for 

specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 sq ft gfa (0, 

adequate to accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

17 Education, 

Public 

Administration, 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

See Special Regulations Parking: The number of spaces 

must be adequate to accommodate 

the peak customer and employee 

shift, demonstrated by a parking 

study or other study submitted 

by the applicant and approved by 

the Code Administrator. 

Institutional 

Health and 

Human Services 
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Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Government and 

Administration 

18 Day Care Center Provisions for day care centers 

include: 

A. Shall provide parking as 

follows: Employee on maximum 

shift (1.0, 1.0).  

B. Play equipment shall be 

located no less than 10 feet 

from any property line.  

C. Parking: The number of spaces 

must be adequate to accommodate 

the peak shift as determined by 

the Code Administrator after 

considering the probable number 

of employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft gfa (10.0, 

10.0) or 1/5 fixed 

seats 

A. A seat is one fixed seat or 

18 inches on a pew or bench, or 

seven square feet in the general 

assembly area, including aisle 

space, but excluding stage, 

podium, lobby, and space for 

musical instruments.  

B. A traffic mitigation plan is 

required. The plan shall address 

traffic control; parking 

management, including mitigation 

of overflow parking into 

adjoining residential areas; and 

traffic movement to the arterial 

street system. 

A. Refer to RZC 21.08.280 Faith-

Based and Funerary for 

requirements concerning faith-

based and funerary uses. 

B. Excludes crematoriums. 

20 Funeral Homes 

and Services 

Other 
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Table 21.10.030C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

21 Vending Carts, 

Kiosks 

 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. 

22 Automobile 

Parking 

Facilities 

 Surface parking lots are 

prohibited. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

2. Emergency Housing, as defined under RCW 36.70A.030, and 

Emergency Shelter, as defined under RCW 36.70A.030, 
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are allowed in all Land Use Districts where hotel uses 

are allowed. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.10.040 Anderson Park (AP) Zone. 

A.  Purpose. The Anderson Park (AP) zone is one of four 

distinct mixed-use residential/office zones in the 

Downtown Neighborhood, Sammamish Trail (SMT), Town 

Square (TSQ), Anderson Park (AP), and River Bend 

(RVBD). All four zones are intended to provide for 

significant residential growth, as well as 

opportunities for growth in professional, business, 

health, and personal services. These zones provide for 

a range of employment uses, such as financial and 

professional services, public administrative offices, 

health services, advanced technology industries, 

universities and technical colleges, and other 

activities normally conducted in multistory office 

structures. These zones are intended as areas for the 

densest employment and residential uses in the 
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Downtown, but also provide for supporting retail, 

service, and entertainment uses located within walking 

distance of each other. Some of the quieter streets in 

these districts allow residential uses on the ground 

floor, whereas the primary streets are intended for 

active, pedestrian-friendly, and activating commercial 

uses. The Anderson Park zone encourages development of 

a mix of multistory residential and office buildings 

and allows limited retail space in order to provide 

convenient access without diluting the more 

concentrated retail cores of the Old Town and Town 

Center zones. The Anderson Park zone also enhances the 

long-term pedestrian character of Redmond Way and 

Cleveland Street by including street-level building 

and landscape design. 

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. 
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Anderson Park Zone - Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Community 

 

Process 

 

Money 

 

Incentiv
es 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapi
ng 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulation

s 

Height Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridors 
& Gateways 

Density Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 
Environme

ntal 
Regulatio

ns 

Affordabl
e Housing 

Developm
ent 

Services 

 General 
Incentiv

e 
Informat

ion 

Transition 
Overlay 
Areas 

Impervi
ous 

Surface 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

   Wireless 
Communicat

ion 
Facilities 

Setback
s 
 

Hazardo
us 

Liquid 
Pipelin

es 

       

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 
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with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in AP Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in AP 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 
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Retail Sales General Sales or 
Services 

L M  

1. Gas station 
2. Auto repair 
3. Automobile sales with 
outdoor display and 
storage 
4. Rental storage and 
mini-warehouses 

 

N   

Business and Service General Sales or 
Services 

   

Food and Beverage General Sales or 
Services 

   

Pet and Animal Sales and 
Service 

General Sales or 
Services 

   

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities 

L S  

1. Surface parking lots  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Limited to regional 
light rail transit 
system and office use 
only. 

 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 
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Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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. Uses not 

listed are not permitted. 

Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit 

(1.0, 2.25) 

Plus one guest 

space per four 

units for 

projects with 

A. Maximum density per lot dependent upon 

size and width of lot, per RZC 

21.10.130.B, Downtown Residential 

Densities Chart. 2 Stacked flat 

3 Courtyard 

apartment 
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Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 

six units or 

more. Curbside 

parking along 

the site may 

be counted 

towards up to 

25 percent of 

the required 

off-street 

parking. 

B. Not permitted on ground floor street 

fronts of Type I pedestrian streets as 

shown on Map 10.3, Downtown Pedestrian 

System, or where ground floor residences 

may be negatively impacted by nearby 

nonresidential uses, except through 

establishment of an Administrative Design 

Flexibility per RZC 21.76.070.C. 

Residential uses may be allowed on ground 

floor streets fronts of Type II 

Pedestrian Streets per RZC 21.62.020.F.5, 

Ground Floor Residential Uses on Type II 

Pedestrian Streets.  

C. Affordable Housing requirements apply 

to developments of 10 units or more. See 

RZC 21.20.020. 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special 

Regulations 

Parking requirements are as follows: 

A. Multifamily housing for senior 

citizens: Unit (0.5, 2.0). 

B. Nursing home or long-term care 

facility: 4 patient beds (1.0, 1.0). 

C. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0). 

D. Retirement residence with skilled 

nursing facility. Worker on largest shift 

(1.25, 1.25) 

E. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

General Sales or Service 
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Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

6 General Sales 

and Services 

Retail Sales 

1,000 sq 

ft gfa (2.0, 

3.5) 

A. Uses not permitted include: 

1. Gas station.  

2. Auto repair.  

3.  Automobile sales with outdoor display 

and storage.  

4. Rental storage and mini-warehouses.  

5. Retail sales or services involving 

drive-through/drive-up facilities, except 

dDrive-through facilities confined within 

the garage of a multistory building of at 

least three stories shall be allowed when 

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.  

B. Shall not be materially detrimental in 

terms of noise, truck traffic, and other 

potential operational impacts with nearby 

multistory mixed-use/residential 

developments.  

C. Parking standards for restaurant uses: 

1. Sit-down restaurant: 1,000 

sf gfa (9.0, 9.0). 

2. Take-out restaurant: 1,000 sf 

gfa (10.0, 10.0). 

3. 1,000 sq ft gfa (5.0, 5.0) when the 

restaurant is located in a multistory 

building at least three stories tall.  

Business and 

Service 

Food and 

Beverage 
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Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Pet and Animal 

Sales and 

Service 

4. The Technical Committee may waive the 

parking requirement for 

restaurant/deli/café uses less than 750 

square feet gfa that support/enhance the 

City’s vision for creating/enhancing 

Downtown as a pedestrian place provided: 

a. The use is located in an office 

building and primarily serves the 

occupants and guests of the office 

building; or 

b. The use is visible from and within 100 

feet of a promenade or Downtown park, 

such as Luke McRedmond Park, Anderson 

Park, O’Leary Park, The Edge Skate Park, 

or the 83rd Street Promenade, for 

example, or within 100 feet of a critical 

areas buffer of the Sammamish River and 

access to the River Trail, and the use is 

designed to enliven the pedestrian 

environment and primarily cater to 

pedestrians and outdoor patrons. 

D. The maximum number of parking stalls 

allowed may be increased to 5.0 per 1,000 

sq ft of gross floor area for the retail 

components of mixed-use developments. 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room 

(1.0, 1.0) 

 

8 Marijuana 

retail sales 

1,000 sq 

ft gfa (2.0, 

5.0) 

See RZC 21.41 Marijuana-related uses for 

additional requirements. 

Manufacturing and Wholesale Trade 

# Artisanal 

Manufacturing, 

1,000 sq ft 

gfa (2.0, 3.5) 
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Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Retails Sales, 

and Service 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq 

ft gfa (2.0, 

3.5) 

Regional light rail transit system and 

office uses only. No vehicle storage. 

10 Rapid charging 

station 

Adequate to 

accommodate 

peak use 

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 Communications 

and Information 

1,000 sq 

ft gfa (2.0, 

3.5) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

N/A See RZC 21.56. Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 

sq ft gfa (0, 

adequate to 

accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

378



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 291 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

17 Education, 

Public 

Administration, 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

See Special 

Regulations 

Parking: The number of spaces must be 

adequate to accommodate the peak customer 

and employee shift, demonstrated by a 

parking study or other study submitted by 

the applicant and approved by the Code 

Administrator. 

Institutional 

Health and 

Human Services 

Government and 

Administration 

18 Day Care Center Provisions for day care centers include: 

A. Shall provide parking as follows: 

Employee on maximum shift (1.0, 1.0)  

B. Play equipment shall be located no 

less than 10 feet from any property line 

C. Parking: The number of spaces must be 

adequate to accommodate the peak shift as 

determined by the Code Administrator 

after considering the probable number of 

employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 

sq ft gfa 

(10.0, 10.0) 

or 1/5 fixed 

seats 

A. A seat is one fixed seat or 18 inches 

on a pew or bench, or seven square feet 

in the general assembly area, including 

aisle space, but excluding stage, podium, 

lobby, and space for musical instruments. 

B. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

20 Funeral Homes 

and Services 

379



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 292 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.10.040C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

A. Refer to RZC 21.08.280 Faith-Based and 

Funerary for requirements concerning 

faith-based and funerary uses. 

B. Excludes crematoriums. 

Other 

21 Vending Carts, 

Kiosks 

 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. 

22 Automobile 

Parking 

Facilities 

Surface parking lots are prohibited. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.10.050 Town Center (TWNC) Zone. 

A.  Purpose. Town Center is one of the City’s primary 

gathering places. Its mix of shops and restaurants, 

offices, hotel rooms and conference facilities, and 

eventually residences in the heart of the City is 

intended to bring people together during the day and 

evening for planned or casual meetings. The design of 

the buildings, street patterns, and public plazas are 

modern yet reflect the historic district in adjacent 

Old Town. Improvements in walking connections between 

the two districts will help both areas thrive. The 

long-term vision for Town Center is that it will 

continue to develop as a major gathering and 

entertainment place within the community, that its 
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trails will be connected to Marymoor Park by a grade-

separated connection across SR 520, and that transit 

service to and from the center will provide a choice 

equal in attractiveness to automobiles, walking, and 

biking. The design and development of this zone is 

controlled by a Master Plan established to ensure that 

development here integrates with and positively 

influences future redevelopment of the greater 

downtown area, and retains traditional building 

styles, street patterns, variety of uses, and public 

amenities. 

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. 

Town Center Zone - Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environ
ment 

 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Review 
Procedu

res 

Develo
pment 
Fees 

Transfer 
Developmen
t Rights 
Program 

Special 
Regulations 
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Resource
s 

(TDR) 
 

Build
ing 

Heigh
t 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Busine
ss 

Green 
Building 
Incentive 
Program 
(GBP) 

 

Public View 
Corridors & 
Gateways 

Densi
ty 

Outdoo
r 

Storag
e, 

Displa
y & 

Garbag
e and 
Recycl
ing 

Enclos
ures 

 

 Environ
mental 
Regulat
ions 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentive 
Informatio

n 

Transition 
Overlay Areas 

Imper
vious 
Surfa
ce 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communication 
Facilities 

 

Setba
cks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

B. Maximum Development Yield. 

 
Table 21.10.050A 

Maximum Development 
Yield 

 
Allo
wed 

 
Ba
se 

Maxim
um  

 
Illust
ration

s 

Heig
ht 

5 

sto
rie
s 

6  

stori
es 

 
 
Example of a 5-story building 
 

 
 
Example of 6-story building 
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Lot 
Cove
rage 

100 

per
cen
t 

100 

perce
nt 

 
 
 
 

 
 

These are office building examples using Transfer Development Rights or Green 
Building Program to achieve the maximum achievable floor area within the maximum 
allowed building height. Residential and mixed-use residential developments may 
achieve similar results. Residential and mixed-use residential developments may 
have similar height, but volume will differ due to setback and open space 
requirements. 

 

C. Regulations Common to All Uses. 

Table 21.10.050B 

Regulations Common 
to All Uses 

Regulation Standard Notes and 
Exceptions 

Front Setback (distance from back of curb) 

Front and side 
street (commercial 
use) 

See RZC 
21.10.150. Map 
10.4, 
Town Center 
Pedestrian 
System 

A. Setbacks along Downtown streets are regulated by 
the Downtown Pedestrian System which specifies 
street frontage standards between the street curb 
and the face of buildings, depending on site 
location. 
B. All new development shall comply with the adopted 
Town Center Master Plan and Design Guidelines. 

Setback Line (distance from property line) 

Side Commercial 0 feet All new development shall comply with the adopted 
Town Center Master Plan and Design Guidelines.  

Rear Commercial 0 feet All new development shall comply with the adopted 
Town Center Master Plan and Design Guidelines.  

Side Residential See RZC 
21.10.130.D, 
Residential 
Setback 
Requirements 

All new development shall comply with the adopted 
Town Center Master Plan and Design Guidelines.  

Rear Residential 10 feet All new development shall comply with the adopted 
Town Center Master Plan and Design Guidelines.  

Yard adjoining 
BNSF ROW or Parks 

14 feet  

Other Standards 
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Minimum Building 
Height 

n/a  

Maximum 
Building Height 
without TDRs or 
GBP 

Varies Mixed-Use area: four stories; hotel and conference 
center, full service – eight stories; other hotel - 
six stories. Office Park area: five stories. Bear 
Creek Retail Area: three stories. Mixed-use 
residential or residential use in Town Center: five 
stories outright. The Technical Committee shall 
administratively allow the height in the Mixed-Use 
overlay area to be increased to six stories if the 
building facade is recessed above the second floor 
and building modulation is provided to mitigate the 
bulk and mass from the additional height allowance. 

Maximum Building 
Height with TDRs 
or GBP 

Varies One floor of additional height may be achieved with 
the use of Transfer Development Rights. See RZC 
21.10.160, Using Transfer Development Rights 
(TDRs), or through compliance with RZC 21.67, Green 
Building and Green Infrastructure Incentive Program 
(GBP), except they may not be used to exceed eight 
stories where eight stories is allowed through 
bonus provisions.  

Maximum Height 
Within 
Shorelines 
(SMP) 

35 feet A. This height limit is restricted to that 
portion of the building physically located 
within the Shoreline Jurisdiction. (SMP) 
B. The maximum height of structures, including 
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) 

Maximum Lot 
Coverage 

100 percent Governed by the Downtown Element of the 
Comprehensive Plan and the and Design Guidelines. 
 

Base FAR Without 
TDRs 

Varies A minimum of 600,000 square feet of gross leasable 
area shall be maintained as retail use. The maximum 
gross leasable area of allowed commercial space 
without TDRs is 1.49 million square feet. The 1.49 
million square feet limit may be increased to a 
maximum of 1.80 million square feet through the 
acquisition and use of TDRs or the GBP, provided 
that TDRs or the GBP may not be used to increase 
the height of the hotel and conference center, full 
service, above eight stories/100 feet, and that a 
minimum of 140,000 square feet be reserved for a 
hotel and conference center, full service. The 
additional square footage allowed may be used for 
infill retail and general service uses that are 
part of mixed-use residential developments or 
infill developments. Floor area for residential 
uses is exempt from TDR requirements and maximum 
commercial floor area limitations. 
 

Allowed 
Residential 
Density 

Depends on Lot 
Size 

See RZC 21.10.130.B, Downtown Residential Densities 
Chart. 
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Drive-through n/a Drive-through facilities are prohibited except 
where expressly permitted in the Allowed Uses 
and Basic Development Standards table below. 

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in TWNC Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 
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High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in TWNC 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 General Sales or 
Services 

L M  

1. Gas station. 
2. Automobile sales with 
outdoor display and 
storage. 
3. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities 

L S  

1. Surface parking lots  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   
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Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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. Uses not 

listed are not permitted.  
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Table 21.10.050C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit 

(1.0, 2.25) 

Plus one guest 

space per four 

units for 

projects with 

six units or 

more. Curbside 

parking along 

the site may 

be counted 

towards up to 

25 percent of 

the required 

off-street 

parking. 

A. Maximum density per lot dependent upon 

size and width of lot, per RZC 

21.10.130.B, Downtown Residential 

Densities Chart. 

B. Affordable Housing requirements apply 

to developments of 10 units or more. See 

RZC 21.20.020, Applicability. 

2 Stacked flat 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special 

Regulations. 

Parking requirements are as follows: 

A. Multifamily housing for senior 

citizens: Unit (0.5, 2.0). 

B. Nursing home or long-term care 

facility: 4 patient beds (1.0, 1.0). 

C. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0).  

D. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25). A traffic mitigation plan 

is required. The plan shall address 

traffic control; parking management, 

including mitigation of overflow parking 

into adjoining residential areas; and 

traffic movement to the arterial street 

system.   
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Table 21.10.050C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

General Sales or Service 

6 General Sales 

or Services 

Retail Sales 

1,000 sq 

ft gfa (3.5, 

5.0) 

A. Uses not permitted include: 

1. Gas station. 

2. Automobile sales with outdoor display 

and storage. 

3. Rental storage and mini-warehouses. 

4. Retail sales or services involving 

drive-through/drive-up facilities, except 

dDrive-through facilities confined within 

the garage of a multistory building of at 

least three stories shall be allowed when 

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.  

B. Shall not be materially detrimental in 

terms of noise, truck traffic, and other 

potential operational impacts with nearby 

multistory mixed-use/residential 

developments.  

C. Auto repair without outdoor storage 

and outdoor service is allowed provided: 

1. All service/repair work is performed 

indoors.  

2. There is no overnight storage of 

customer vehicles in outdoor parking 

areas. 

D. Parking standards for restaurant uses: 

Business and 

Service 

Food and 

Beverage 
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Table 21.10.050C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Pet and Animal 

Sales and 

Service 

1. Sit-down restaurant: 1,000 sq ft 

gfa (9.0, 9.0). 

2. Take-out restaurant: 1,000 sq ft 

gfa (10.0, 10.0). 

3. The Technical Committee may waive the 

parking requirement for 

restaurant/deli/café uses less than 750 

sq ft gfa that support/enhance the City’s 

vision for creating/enhancing Downtown as 

a pedestrian place provided: 

a. The use is located in an office 

building and primarily serves the 

occupants and guests of the office 

building; or 

b. The use is visible from and within 100 

feet of a promenade or Downtown park, 

such as Luke McRedmond Park, Anderson 

Park, O’Leary Park, The Edge Skate Park, 

or the 83rd Street Promenade, for 

example, or within 100 feet of a critical 

areas buffer of the Sammamish River and 

access to the River Trail, and the use is 

designed to enliven the pedestrian 

environment and primarily cater to 

pedestrians and outdoor patrons. 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room 

(1.0, 1.0) 

Conference 

center space: 

adequate to 

accommodate 

peak use 

 

8 Marijuana 

retail sales 

1,000 sq ft 

gfa (2.0, 5.0) 

See RZC 21.41 Marijuana-related uses for 

additional requirements. 

Manufacturing and Wholesale Trade 
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Table 21.10.050C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

# Artisanal 

Manufacturing, 

Retail Sales, 

and Service 

1,000 sq ft 

gfa (3.5, 5.0) 

 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq ft 

gfa (3.5, 5.0) 

Regional light rail transit system and 

office uses only. No vehicle storage. 

10 Rapid charging 

station 

Adequate to 

accommodate 

peak use 

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 Communications 

and Information 

1,000 sq 

ft gfa (3.5, 

5.0) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

N/A See RZC 21.56. Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 sq ft 

gfa (0, 

adequate to 
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Table 21.10.050C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

17 Education, 

Public 

Administration, 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

See Special 

Regulations 

Parking: The number of spaces must be 

adequate to accommodate the peak customer 

and employee shift, demonstrated by a 

parking study or other study submitted by 

the applicant and approved by the Code 

Administrator. 

Institutional 

Health and 

Human Services 

Government and 

Administration 

18 Day Care Center Provisions for day care centers include: 

A. Shall provide parking as follows: 

Employee on maximum shift (1.0, 1.0). 

B. Play equipment shall be located no 

less than 10 feet from any property line. 

C. Parking: The number of spaces must be 

adequate to accommodate the peak shift as 

determined by the Code Administrator 

after considering the probable number of 

employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft 

gfa (10.0, 

10.0) or 1/5 

fixed seats 

A. A seat is one fixed seat or 18 inches 

on a pew or bench, or seven square feet 

in the general assembly are, including 

aisle space, but excluding stage, podium, 

lobby, and space for musical instruments. 

B. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 
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Table 21.10.050C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

residential areas; and traffic movement 

to the arterial street system. 

A. Refer to RZC 21.08.280 Faith-Based and 

Funerary for requirements concerning 

faith-based and funerary uses. 

B. Excludes crematoriums. 

 

Other 

20 Funeral Homes 

and Services 

1,000 sq ft 

gfa (10.0, 

10.0) or 1/5 

fixed seats 

Excludes crematoriums. 

21 Vending Carts, 

Kiosks 

 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. 

22 Automobile 

Parking 

Facilities 

Surface parking lots are prohibited. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 
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RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.10.060 Bear Creek (BC), Valley View (VV), and Trestle 

(TR) Zones. 

A.  Purpose. The convenience commercial areas of Downtown 

include the Valley View, Trestle, and Bear Creek 

zones. These three zones are located at the major 

entrances to the Downtown to serve shoppers 

conveniently from both within and outside the 

neighborhood. These zones are intended to provide for 

everyday, basic shopping needs and services, such as 

groceries, pharmacies, and other convenience retail 
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goods and services that are easily accessed by 

pedestrians, bicyclists, and motor vehicles. Land uses 

and redevelopment in the area should be compatible 

with shopping and service needs of the community and 

surroundings, as well as with the long-term Downtown 

vision of encouraging a more pedestrian-supportive, 

mixed-use environment in these zones. 

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. 

Bear Creek Zone – Regulations Table 
Land & 

Structure 

 
 

Transporta
tion 

 
 

Environmen
t 

 

Community

 

Proces
s 

 

Money 

 

Incentive
s 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapin
g 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Proced
ures 

Develop
ment 
Fees 

Transfer 
Developme
nt Rights 
Program 
(TDR) 

 

Special 
Regulations 

Buildi
ng 

Height 

Signs Transporta
tion 

Standards 

Trees Design 
Standards 

Permit
s 

Doing 
Busines

s 

Green 
Building 
Incentive 
Program 
(GBP) 

 

Public View 
Corridors & 
Gateways 

Densit
y 

Outdoo
r 

Storag
e, 

 Environmen
tal 

Regulation
s 

Affordabl
e Housing 

Develo
pment 
Servic
es 

 General 
Incentive 
Informati

on 

Transition 
Overlay 
Areas 
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Displa
y & 

Garbag
e and 
Recycl
ing 

Enclos
ures 
 

Imperv
ious 

Surfac
e 
 

Lighti
ng 

 Open Space Neighborh
ood 

   Wireless 
Communicati

on 
Facilities 

 
Setbac

ks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

Valley View Zone – Regulations Table 
Land & 

Structure 

 
 

Transporta
tion 

 
 

Environmen
t 

 

Community

 

Proces
s 

 

Money 

 

Incentive
s 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapin
g 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Proced
ures 

Develop
ment 
Fees 

Transfer 
Developme
nt Rights 
Program 
(TDR) 

 

Special 
Regulations 

Buildi
ng 

Height 

Signs Transporta
tion 

Standards 

Trees Design 
Standards 

Permit
s 

Doing 
Busines

s 

Green 
Building 
Incentive 
Program 
(GBP) 

 

Public View 
Corridors & 
Gateways 

Densit
y 

Outdoo
r 

Storag
e, 

Displa
y & 

Garbag
e and 
Recycl
ing 

Enclos
ures 
 

 Environmen
tal 

Regulation
s 

Affordabl
e Housing 

Develo
pment 
Servic
es 

 General 
Incentive 
Informati

on 

Transition 
Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Lighti
ng 

 Open Space Neighborh
ood 

   Wireless 
Communicati

on 
Facilities 
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Setbac
ks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

Trestle Zone – Regulations Table 
Land & 

Structure 

 
 

Transporta
tion 

 
 

Environmen
t 

 

Community

 

Proces
s 

 

Money 

 

Incentive
s 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapin
g 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Proced
ures 

Develop
ment 
Fees 

Transfer 
Developme
nt Rights 
Program 
(TDR) 

 

Special 
Regulations 

Buildi
ng 

Height 

Signs Transporta
tion 

Standards 

Trees Design 
Standards 

Permit
s 

Doing 
Busines

s 

Green 
Building 
Incentive 
Program 
(GBP) 

 

Public View 
Corridors & 
Gateways 

Densit
y 

Outdoo
r 

Storag
e, 

Displa
y & 

Garbag
e and 
Recycl
ing 

Enclos
ures 
 

 Environmen
tal 

Regulation
s 

Affordabl
e Housing 

Develo
pment 
Servic
es 

 General 
Incentive 
Informati

on 

Transition 
Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Lighti
ng 

 Open Space Neighborh
ood 

   Wireless 
Communicati

on 
Facilities 

 
Setbac

ks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

D.  General Allowed Uses and Cross-References. 
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The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in BC, VV, TR Zones 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
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Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in BC, VV, TR Zones 
(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 General Sales or 
Services 

L M  

1. Automobile sales with 
outdoor display and 
storage. 
2. Major Auto Repair. 
3. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities 

L S  

1. Surface parking lot  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Vehicle storage 
prohibited in Valley 
View zone.  Office use 
only. 
2. Regional light rail 
transit system and 
office use only in Bear 
Creek and Trestle zones. 
3. Vehicle storage 
limited to light rail 
vehicles in Trestle 
zone. 

 

L, N   
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Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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 
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Development Process, for more information. Uses not 

listed are not permitted. 

Table 21.10.060C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit 

(1.0, 2.25) 

Plus one guest 

space per four 

units for 

projects with 

six units or 

more. Curbside 

parking along 

the site may 

be counted 

towards up to 

25 percent of 

the required 

off-street 

parking. 

A. Maximum density per lot dependent upon 

size and width of lot, per RZC 

21.10.130.B, Downtown Residential 

Densities Chart. Not permitted on ground 

floor street fronts of Type I pedestrian 

streets as shown on Map 10.3, Downtown 

Pedestrian System, or where ground floor 

residences may be negatively impacted by 

nearby nonresidential uses, except 

through establishment of an 

Administrative Design Flexibility per RZC 

21.76.070.C. Residential uses may be 

allowed on ground floor streets fronts of 

Type II Pedestrian Streets per RZC 

21.62.020.F.5, Ground Floor Residential 

Uses on Type II Pedestrian Streets, but 

not within the shorter distance of 50 

feet or a quarter-block length from a 

street intersection. 

B. Affordable Housing requirements apply 

to developments of 10 units or more. See 

RZC 21.20.020, Applicability. 

2 Stacked flat 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special 

Regulations 

Parking requirements are as follows:  

A. Multifamily housing for senior 

citizens: Unit (0.5, 2.0). 

B. Nursing home or long-term care 

facility: 4 patient beds (1.0, 1.0). 
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Table 21.10.060C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

C. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0). 

D. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25). 

E. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

General Sales or Service 

6 General Sales 

or Service 

Retail Sales 

1,000 sq ft 

gfa (3.5, 5.5) 

A. Uses not permitted include: 

1. Automobile sales with outdoor display 

and storage. 

2. Major Auto Repair. 

3. Rental storage and mini-warehouses. 

B. A. Shall not be materially detrimental 

in terms of noise, truck traffic, and 

other potential operational impacts with 

nearby multistory mixed-use/residential 

developments. 

C. B. Auto repair without outdoor storage 

and outdoor service is allowed provided: 

1. All service/repair work is performed 

indoors. 

2. There is no overnight storage of 

customer vehicles in outdoor parking 

areas. 

D. C. Parking standards for restaurant 

uses: 

Business and 

Service 
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Table 21.10.060C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Food and 

Beverage 

1. Sit-down restaurant: 1,000 sq 

ft gfa (9.0, 9.0). 

2. Take-out restaurant: 1,000 sq ft 

gfa (10.0, 10.0). 

3. 1,000 sq ft gfa (5.0, 5.0) when the 

restaurant is located in a multistory 

building at least 3 stories tall. 

4. The Technical Committee may waive the 

parking requirement for 

restaurant/deli/café uses less than 750 

sq ft gfa that support/enhance the City’s 

vision for creating/enhancing Downtown as 

a pedestrian place provided: 

a. The use is located in an office 

building and primarily serves the 

occupants and guests of the office 

building; or 

b. The use is visible from and within 100 

feet of a promenade or Downtown park, 

such as Luke McRedmond Park, Anderson 

Park, O’Leary Park, The Edge Skate Park, 

or the 83rd Street Promenade, for 

example, or within 100 feet of a critical 

areas buffer of the Sammamish River and 

access to the River Trail, and the use is 

designed to enliven the pedestrian 

environment and primarily cater to 

pedestrians and outdoor patrons. 

E. D. Drive-through facilities shall have 

a minimum queuing distance of 120 feet 

which is not within the public right-of-

way or on-site circulation aisles. A 

landscape buffer between the drive-

through lane and the street shall be 

provided. 

Pet and Animal 

Sales and 

Service 
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Table 21.10.060C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room 

(1.0, 1.0) 

 

8 Marijuana 

retail sales 

1,000 sq ft 

gfa (2.0, 5.0) 

See RZC 21.41 Marijuana-related uses for 

additional requirements. 

Manufacturing and Wholesale Trade 

# Artisanal 

Manufacturing, 

Retail Sales, 

and Service 

1,000 sq ft 

gfa (3.5, 5.5) 

 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq 

ft gfa (3.5, 

5.5) 

A. Valley View Zone: office uses only. No 

vehicle storage. 

B. Bear Creek and Trestle zones: Regional 

light rail transit system and office uses 

only. No vehicle storage except light 

rail vehicles in Trestle zone. 

10 Rapid charging 

station 

Adequate to 

accommodate 

peak use 

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 Communications 

and Information 

1,000 sq ft 

gfa (3.5, 5.5) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

N/A See RZC 21.56. Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 
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Table 21.10.060C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 sq 

ft gfa (0, 

adequate to 

accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

17 Education, 

Public 

Administration, 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

See Special 

Regulations. 

Parking: The number of spaces must be 

adequate to accommodate the peak customer 

and employee shift, demonstrated by a 

parking study or other study submitted by 

the applicant and approved by the Code 

Administrator. 

Government and 

Administration 

Institutional 

Health and 

Human Services 

18 Day Care Center See Special 

Regulations. 

A. Provisions for day care centers 

include: 

1. Shall provide parking as follows: 

Employee on maximum shift (1.0, 1.0). 

2. Play equipment shall be located no 

less than 10 feet from any property 

line.  

3. Parking: The number of spaces must be 

adequate to accommodate the peak shift as 
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Table 21.10.060C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

determined by the Code Administrator 

after considering the probable number of 

employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft 

gfa (10.0, 

10.0) or 1/5 

fixed seats 

A. A seat is one fixed seat or 18 inches 

on a pew or bench, or seven square feet 

in the general assembly area (including 

aisle space, but excluding stage, podium, 

lobby, and space for musical 

instruments). 

B. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

A. Refer to RZC 21.08.280 Faith-Based and 

Funerary for requirements concerning 

faith-based and funerary uses. 

B. Excludes crematoriums. 

20 Funeral Homes 

and Services 

Other 

21 Vending Carts, 

Kiosks 

 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. 

22 Automobile 

Parking 

Facilities 

Surface parking lots are prohibited. 
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Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 RZC 21.57.010 

Permanent Supportive Housing, Transitional Housing and 

Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.10.070 Sammamish Trail (SMT) Zone. 

A.  Purpose. The Sammamish Trail (SMT) zone is one of four 

distinct mixed-use residential/office zones in the 

Downtown Neighborhood: Sammamish Trail (SMT), Town 

Square (TSQ), Anderson Park (AP), and River Bend 

(RVBD). All four zones are intended to provide for 
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significant residential growth, as well as 

opportunities for growth in professional, business, 

health, and personal services. These zones provide for 

a range of employment uses, such as financial and 

professional services, public administrative offices, 

health services, advanced technology industries, 

universities and technical colleges, and other 

activities normally conducted in multistory office 

structures. These zones are intended as areas for the 

densest employment and residential uses in the 

Downtown, but also provide for supporting retail, 

service, and entertainment uses located within walking 

distance of each other. Some of the quieter streets in 

these zones allow residential uses on the ground 

floor, whereas the primary streets are intended for 

active, pedestrian-friendly, and activating commercial 

uses. The Sammamish Trail (SMT) zone encourages 

development, including restaurants and retail uses 

that focuses on, celebrates, and enhances the 

environment of the Sammamish River by providing 

amenities that are connected to the river, by 

orienting buildings to the river trail, by providing 

for building heights that are lower as they approach 
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the river and higher beyond the shoreline/critical 

area boundaries, and by enhancing degraded shorelines 

adjacent to new development. 

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. 

Sammamish Trail Zone – Regulations Table 
Land & 

Structure 

 

Transporta
tion 

 

Environm
ent 
 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscap
ing 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu

res 

Developm
ent Fees 

Transfer 
Developmen
t Rights 
Program 
(TDR) 

 

Special 
Regulations 

Buildi
ng 

Height 

Signs Transporta
tion 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 
(GBP) 

 

Public View 
Corridors & 
Gateways 

Densit
y 

Outdoo
r 

Storag
e, 

Displa
y & 

Garbag
e and 
Recycl
ing 

Enclos
ures 

 

 
 

Environm
ental 

Regulati
ons 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentive 
Informatio

n 

Transition 
Overlay 
Areas 
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Imperv
ious 

Surfac
e 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicatio
n Facilities 

 

Setbac
ks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in SMT Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in SMT 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 General Sales or 
Services 

L M  

1. Gas station. 
2. Auto repair. 
3. Automobile sales with 
outdoor display and 
storage. 
4. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  
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Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities 

L S  

1. Surface parking lots  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Limited to regional 
light rail system and 
office uses only. 
2. Vehicle storage 
limited to light rail 
vehicles. 

 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. To use the chart, read down the 
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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. Uses not 

listed are not permitted. 

Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit 

(1.0, 2.25) 

Plus one guest 

space per four 

units for 

projects with 

six units or 

more. Curbside 

parking along 

the site may 

be counted 

towards up to 

25 percent of 

the required 

off-street 

parking. 

A. Maximum density per lot dependent upon 

size and width of lot, per RZC 

21.10.130.B, Downtown Residential 

Densities Chart.  

B. Not permitted on ground floor street 

fronts of Type I pedestrian streets as 

shown on Map 10.3, Downtown Pedestrian 

System, or where ground floor residences 

may be negatively impacted by nearby 

nonresidential uses, except through 

establishment of an Administrative Design 

Flexibility per RZC 21.76.070.C. 

Residential uses may be allowed on ground 

floor streets fronts of Type II 

Pedestrian Streets per RZC 21.62.020.F.5, 

Ground Floor Residential Uses on Type II 

Pedestrian Streets, but not within the 

2 Stacked flat 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 
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Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

shorter distance of 50 feet or a quarter-

block length from a street intersection. 

C. Affordable Housing requirements apply 

to developments of 10 units or more. See 

RZC 21.20.020, Applicability. 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special 

Regulations 

Parking requirements are as follows: 

A. Multifamily housing for senior 

citizens: Unit (0.5, 2.0). 

B. Nursing home or long-term care 

facility: 4 patient beds (1.0, 1.0). 

C. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0). 

D. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25). 

E. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

General Sales or Service 

6 General Sales 

or Services 

Retail Sales 

1,000 sq ft 

gfa (2.0, 3.5) 

A. Uses not permitted include: 

1. Gas station. 

2. Auto repair. 

3. Automobile sales with outdoor display 

and storage. 

4. Rental storage and mini-warehouses. 

5. Retail sales or services involving 

drive-through/drive-up facilities, except 

dDrive-through facilities confined within 
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Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Business and 

Service 

the garage of a multistory building of at 

least three stories shall be allowed when 

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 is 

approved by the City. 

B. Shall not be materially detrimental in 

terms of noise, truck traffic, and other 

potential operational impacts with nearby 

multistory mixed-use/residential 

developments. 

C. Parking standards for restaurant uses: 

1. Sit-down restaurant: 1,000 sq ft gfa 

(9.0, 9.0).  

2. Take-out restaurant: 1,000 sq ft gfa 

(10.0, 10.0). 

3. 1,000 sq ft gfa (5.0, 5.0) when the 

restaurant is located in a multistory 

building at least three stories tall. 

4. The Technical Committee may waive the 

parking requirement for 

restaurant/deli/café uses less than 750 

sq ft gfa that support/enhance the City’s 

vision for creating/enhancing Downtown as 

a pedestrian place provided: 

a. The use is located in an office 

building and primarily serves the 

occupants and guests of the office 

building; or 

b. The use is visible from and within 100 

feet of a promenade or Downtown park, 

such as Luke McRedmond Park, Anderson 

Park, O’Leary Park, The Edge Skate Park, 

Food and 

Beverage 

Pet and Animal 

Sales and 

Service 

416



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 329 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

or the 83rd Street Promenade, for 

example, or within 100 feet of a critical 

areas buffer of the Sammamish River and 

access to the River Trail, and the use is 

designed to enliven the pedestrian 

environment and primarily cater to 

pedestrians and outdoor patrons. 

D. The maximum number of parking stalls 

allowed may be increased to 5.0 per 1,000 

square feet of gross floor area for the 

retail components of mixed-use 

developments. 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room 

(1.0, 1.0) 

 

8 Marijuana 

related uses 

1,000 sq ft 

gfa (2.0, 5.0) 

See RZC 21.41 Marijuana-related uses for 

additional requirements. 

Manufacturing and Wholesale Trade 

# Artisanal 

Manufacturing, 

Retail Sales, 

and Service 

1,000 sq ft 

gfa (2.0, 3.5) 

 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq ft 

gfa (2.0, 3.5) 

Regional light rail transit system and 

office uses only. No vehicle storage 

except light rail vehicles. 

10 Rapid charging 

station 

Adequate to 

accommodate 

peak use 

Shall not be located on a parcel that 

abuts a residential zone, RZC 21.04.030 

Comprehensive Allowed Uses Chart. 
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Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

11 Battery 

exchange 

station 

Shall not be located on a parcel that 

abuts a residential zone. 

12 Communications 

and Information 

1,000 sq ft 

gfa (2.0, 3.5) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

 See RZC 21.56. Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

17 Educational 

Services; 

Public 

Administration; 

Public Safety; 

Other 

Government 

Functions; 

Associations, 

Nonprofit 

Organizations, 

etc. 

Educational 

See Special 

Regulations. 

Parking: The number of spaces must be 

adequate to accommodate the peak customer 

and employee shift, demonstrated by a 

parking study or other study submitted by 

the applicant and approved by the Code 

Administrator. 
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Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Government and 

Administration 

Institutional 

Health and 

Human Services 

18 Day Care Center See Special 

Regulations. 

Provisions for day care centers include: 

A. Shall provide parking as follows: 

Employee on maximum shift (1.0, 1.0). 

B. Play equipment shall be located no 

less than 10 feet from any property line. 

C. Parking: The number of spaces must be 

adequate to accommodate the peak shift as 

determined by the Code Administrator 

after considering the probable number of 

employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft 

gfa (10.0, 

10.0) or 1/5 

fixed seats 

A. A seat is one fixed seat or 18 inches 

on a pew or bench, or seven square feet 

in the general assembly area, including 

aisle space, but excluding stage, podium, 

lobby, and space for musical 

instruments). 

B. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

A. Refer to RZC 21.08.280 Faith-Based and 

Funerary for requirements concerning 

faith-based and funerary uses. 

B. Excludes crematoriums. 

20 Funeral Homes 

and Services 

Other 

21 Vending Carts, 

Kiosks 

 A. Shall not locate in required parking, 

landscaping, or drive aisle area, or any 

area that would impede emergency access. 
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Table 21.10.070C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

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. 

22 Automobile 

Parking 

Facilities 

Surface parking lots are prohibited. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 
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RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.10.080 Town Square (TSQ) Zone. 

A.  Purpose. The Town Square (TSQ) zone is one of four 

distinct mixed-use residential/office zones in the 

Downtown Neighborhood: Sammamish Trail (SMT), Town 

Square (TSQ), Anderson Park (AP), and River Bend 

(RVBD). All four zones are intended to provide for 

significant residential growth, as well as 

opportunities for growth in professional, business, 

health, and personal services. These zones provide for 

a range of employment uses, such as financial and 

professional services, public administrative offices, 

health services, advanced technology industries, 

universities and technical colleges, and other 

activities normally conducted in multistory office 

structures. These zones are intended as areas for the 

densest employment and residential uses in the 

Downtown, but also provide for supporting retail, 

service, and entertainment uses located within walking 
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distance of each other. Some of the quieter streets in 

these zones allow residential uses on the ground 

floor, whereas the primary streets are intended for 

active, pedestrian-friendly, and activating commercial 

uses. The Town Square zone encourages new transit-

oriented development in order to take advantage of the 

zones proximity to local and regional transit 

opportunities. 

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. 

Town Square Zone – Regulations Table 
Land & 

Structure 

 
 

Transpor
tation 

 
 

Environ
ment 

 

 

Communit
y 

 

Process 

 

Money 
 

 

Incenti
ves 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standard

s 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu

res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 
Rights 
Program 
(TDR) 

 

Special 
Regulatio

ns 

Build
ing 

Heigh
t 

Signs Transpor
tation 

Standard
s 

Trees Design 
Standard

s 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

Public 
View 

Corridors 
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ve 
Program 
(GBP) 

 

& 
Gateways 

Densi
ty 

Outdoo
r 

Storag
e, 

Displa
y & 

Garbag
e and 
Recycl
ing 

Enclos
ures 
 

 Environ
mental 
Regulat
ions 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transitio
n Overlay 

Areas 

Imper
vious 
Surfa
ce 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communica

tion 
Facilitie

s 
Setba
cks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 
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Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in TSQ Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in TSQ 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 General Sales or 
Services 

L M  
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1. Gas station. 
2. Auto repair. 
3. Automobile sales with 
outdoor display and 
storage. 
4. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities P   

1. Surface parking lots  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Limited to office use 
only. 
2. Vehicle storage not 
permitted. 

 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 
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1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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. Uses not 

listed are not permitted. 

Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit 

(1.0, 2.25) 

Plus one guest 

space per four 

units for 

projects with 

six units or 

more. Curbside 

parking along 

A. Maximum density per lot dependent upon 

size and width of lot, per RZC 

21.10.130.B, Downtown Residential 

Densities Chart. 

B. Not permitted on ground floor street 

fronts of Type I pedestrian streets as 

shown on Map 10.3, Downtown Pedestrian 

System, or where ground floor residences 

may be negatively impacted by nearby 

2 Stacked flat 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 
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Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Mixed-Use 

Residential 

the site may 

be counted 

towards up to 

25 percent of 

the required 

off-street 

parking. 

nonresidential uses, except through 

establishment of an Administrative Design 

Flexibility per RZC 21.76.070.C. 

Residential uses may be allowed on ground 

floor streets fronts of Type II 

Pedestrian Streets per RZC 21.62.020.F.5, 

Ground Floor Residential Uses on Type II 

Pedestrian Streets, but not within the 

shorter distance of 50 feet or a quarter-

block length from a street intersection. 

C. Affordable Housing requirements apply 

to developments of 10 units or more. See 

RZC 21.20.020, Applicability. 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special 

Regulations. 

Parking requirements are as follows: 

A. Multifamily housing for senior 

citizens: Unit (0.5, 2.0). 

B. Nursing home or long-term care 

facility: 4 patient beds (1.0, 1.0). 

C. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0). 

D. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25). 

E. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system 

General Sales and Services 
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Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

6 General Sales 

or Services 

Retail Sales 

1,000 sq 

ft gfa (2.0, 

3.5) 

A. Uses not permitted include: 

1. Gas station. 

2. Auto repair. 

3. Automobile sales with outdoor display 

and storage. 

4. Rental storage and mini-warehouses. 

5. Retail sales or services involving 

drive-through/drive-up facilities, except 

dDrive- through facilities confined 

within the garage of a multistory 

building of at least three stories shall 

be allowed when 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 is approved by the City. 

B. Shall not be materially detrimental in 

terms of noise, truck traffic, and other 

potential operational impacts with nearby 

multistory mixed-use/residential 

developments.  

C. Parking standards for restaurant uses: 

1. Sit-down restaurant: 1,000 sq ft 

gfa (9.0, 9.0).  

2. Take-out restaurant: 1,000 sq 

ft gfa (10.0, 10.0). 

3. 1,000 sq ft gfa (5.0, 5.0) when the 

restaurant is located in a multistory 

building of at least three stories tall. 

Business and 

Service 

Food and 

Beverage 
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Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Pet and Animal 

Sales and 

Service 

4. The Technical Committee may waive the 

parking requirement for 

restaurant/deli/café uses less than 750 

sq ft gfa that support/enhance the City’s 

vision for creating/enhancing Downtown as 

a pedestrian place provided: 

a. The use is located in an office 

building and primarily serves the 

occupants and guests of the office 

building; or 

b. The use is visible from and within 100 

feet of a promenade or Downtown park, 

such as Luke McRedmond Park, Anderson 

Park, O’Leary Park, The Edge Skate Park, 

or the 83rd Street Promenade, for 

example, or within 100 feet of a critical 

areas buffer of the Sammamish River and 

access to the River Trail, and the use is 

designed to enliven the pedestrian 

environment and primarily cater to 

pedestrians and outdoor patrons. 

D. The maximum number of parking stalls 

allowed may be increased to 5.0 per 1,000 

sq ft of gross floor area for the retail 

components of mixed-use developments. 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room 

(1.0, 1.0) 

 

8 Marijuana 

retail sales 

1,000 sq ft 

gfa (2.0, 5.0) 

See RZC 21.41 Marijuana-related uses for 

additional requirements. 

Manufacturing and Wholesale Trade 

# Artisanal 

Manufacturing, 

Retail Sales, 

and Service 

1,000 sq 

ft gfa (2.0, 

3.5) 
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Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq ft 

gfa (2.0, 3.5) 

Office only. No vehicle storage. 

10 Rapid charging 

station 

Adequate to 

accommodate 

peak use 

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 Communications 

and Information 

1,000 sq ft 

gfa (2.0, 3.5) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

N/A See RZC 21.56. Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate to 

accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 sq ft 

gfa (0, 

adequate to 

accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

17 Education, 

Public 

See Special 

Regulations. 

Parking: The number of spaces must be 

adequate to accommodate the peak customer 
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Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

Administration, 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

and employee shift, demonstrated by a 

parking study or other study submitted by 

the applicant and approved by the Code 

Administrator. 

Institutional 

Health and 

Human Services 

Government and 

Administration 

18 Day Care Center See Special 

Regulations 

Provisions for day care centers include: 

A. Shall provide parking as follows: 

Employee on maximum shift (1.0, 1.0).  

B. Play equipment shall be located no 

less than 10 feet from any property line. 

C. Parking: The number of spaces must be 

adequate to accommodate the peak. shift 

as determined by the Code Administrator 

after considering the probable number of 

employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft 

gfa (10.0, 

10.0) or 1/5 

fixed seats 

A. A seat is one fixed seat or 18 inches 

on a pew or bench, or seven square feet 

in the general assembly area (including 

aisle space, but excluding stage, podium, 

lobby, and space for musical 

instruments).  

B. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

20 Funeral Homes 

and Services 
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Table 21.10.080C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of 

Measure 

Minimum 

required, 

Maximum 

allowed 

Special Regulations 

A. Refer to RZC 21.08.280 Faith-Based and 

Funerary for requirements concerning 

faith-based and funerary uses. 

B. Excludes crematoriums. 

Other 

21 Vending Carts, 

Kiosks 

 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. 

22 Automobile 

Parking 

Facilities 

Surface parking lots are prohibited. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter RZC 

21.57.010 Permanent Supportive Housing, Transitional 

Housing, and Emergency Housing.  Emergency Shelter is 

subject to chapter  RZC 21.57.020 Emergency Shelter. 

RZC 21.10.090 River Bend (RVBD) Zone. 

A.  Purpose. The River Bend (RVBD) zone is one of four 

distinct mixed-use residential/office districts in the 

Downtown Neighborhood: Sammamish Trail (SMT), Town 

Square (TSQ), Anderson Park (AP), and River Bend 

(RVBD). All four zones are intended to provide for 

significant residential growth, as well as 

opportunities for growth in professional, business, 

health, and personal services. These zones provide for 

a range of employment uses, such as financial and 

professional services, public administrative offices, 

health services, advanced technology industries, 

universities and technical colleges, and other 

activities normally conducted in multistory office 

structures. These zones are intended as areas for the 
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densest employment and residential uses in the 

Downtown, but also provide for supporting retail, 

service, and entertainment uses located within walking 

distance of each other. Some of the quieter streets in 

these zones allow residential uses on the ground 

floor, whereas the primary streets are intended for 

active, pedestrian-friendly and activating commercial 

uses. The River Bend zone enhances this area as an 

entrance to downtown by requiring streetscape 

improvements, by using design standards to encourage 

the creation of mixed residential/office villages and 

buildings, and by linking the zone with the Downtown 

core and Sammamish River. The River Bend zone also 

preserves the “green” gateway on Leary Way at the 

south end of Downtown by providing for the acquisition 

of land and the application of design standards and 

forest management.  

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 
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the Chapters and Sections of the Redmond Zoning Code 

that apply to development within this zone. 

River Bend Zone – Regulations Table 
Land & 

Structure 

 

Transporta
tion 

 

Environ
ment 

 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentiv
es 

 

Other 

 

Floor 
Area 
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(FAR) 

Fence
s 

Parking 
Standards 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Develop
ment 
Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulatio

ns 

Heigh
t 

Signs Transporta
tion 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Busines

s 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridors 
& 

Gateways 

Densi
ty 

 
Outdo
or 

Stora
ge, 

Displ
ay & 
Enclo
sures 

 

 
Environ
mental 
Regulat
ions 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transitio
n Overlay 
Areas 

Imper
vious 
Surfa
ce 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communica

tion 
Facilitie

s 
Setba
cks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 
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provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in RVBD Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 
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Table ##.##.###.#    General Allowed Uses and Cross-References in RVBD 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 General Sales or 
Services 

L M  

1. Rental storage and 
mini-warehouses  N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities 

Automobile Parking 
Facilities 

L S  

1. Surface parking lots  N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Limited to regional 
light rail transit 
system and office uses 
only. 
2. Vehicle storage is 
limited to light rail 
vehicles. 

 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 

P I 600-699, 
700-799 
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Care, and Other 
Institutions, except 
those listed below 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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. Uses not 

listed are not permitted. 

Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit 

(1.0, 2.25) 

Plus one guest 

A. Maximum density per lot dependent upon 

size and width of lot, per RZC 
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Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

2 Stacked flat space per four 

units for 

projects with 

six units or 

more. Curbside 

parking along 

the site may be 

counted towards 

up to 25 

percent of the 

required off-

street parking. 

21.10.130.B, Downtown Residential 

Densities Chart.  

B. Not permitted on ground floor street 

fronts of Type I pedestrian streets as 

shown on Map 10.3, Downtown Pedestrian 

System Map, or where ground floor 

residences may be negatively impacted by 

nearby nonresidential uses, except by 

establishment of an Administrative Design 

Flexibility per RZC 21.76.070.C.  

C. Affordable Housing requirements apply 

to developments of 10 units or more. See 

RZC 21.20.020. 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special 

Regulations. 

Parking requirements are as follows: 

A. Multifamily housing for senior 

citizens: Unit (0.5, 2.0).  

B. Nursing home or long-term care 

facility: 4 patient beds (1.0, 1.0).  

C. Retirement residence with no skilled 

nursing facility: Unit (1.0, 1.0).  

D. Retirement residence with skilled 

nursing facility: Worker on largest shift 

(1.25, 1.25).  

E. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

General Sales or Service 
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Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

6 General Sales 

or Services 

Retail Sales 

1,000 sq ft gfa 

(2.0, 3.5) 

A. Uses not permitted include: 

1. Rental storage and mini-warehouses.  

2. Retail sales or services involving 

drive-through/drive-up facilities, except 

d Drive- through facilities confined 

within the garage of a multistory 

building of at least three stories shall 

be allowed when 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.  

B. Shall not be materially detrimental in 

terms of noise, truck traffic, and other 

potential operational impacts with nearby 

multistory mixed-use/residential 

developments.  

C. Auto Repair without outdoor storage 

and outdoor service is allowed provided: 

1. All service/repair work is performed 

indoors.  

2. There is no overnight storage of 

customer vehicles in outdoor parking 

areas.  

D. Parking standards for restaurant uses: 

1. Sit-down restaurant: 1,000 sq 

ft gfa (9.0, 9.0).  

2. Take-out restaurant: 1,000 sq ft 

gfa (10.0,10.0).  

Business and 

Service 

Food and 

Beverage 
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Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

Pet and Animal 

Sales and 

Service 

3. 1,000 sq ft gfa (5.0, 5.0) when the 

restaurant is located in a multistory 

building at least three stories tall.  

4. The Technical Committee may waive the 

parking requirement for 

restaurant/deli/café uses less than 750 

sq ft gfa that support/enhance the City’s 

vision for creating /enhancing Downtown 

as a pedestrian place provided: 

a. The use is located in an office 

building and primarily serves the 

occupants and guests of the office 

building; or  

b. The use is visible from and within 100 

feet of a promenade or Downtown park, 

such as Luke McRedmond Park, Anderson 

Park, O’Leary Park, The Edge Skate Park, 

or the 83rd Street Promenade, for 

example, or within 100 feet of a critical 

areas buffer of the Sammamish River and 

access to the River Trail, and the use is 

designed to enliven the pedestrian 

environment and primarily cater to 

pedestrians and outdoor patrons.  

E. The maximum number of parking stalls 

allowed may be increased to 5.0 per 1,000 

sq ft of gross floor area for the retail 

components of mixed-use developments. 

7 Hotels, Motels, 

and Other 

Accommodation 

Services1,2 

Rental room 

(1.0, 1.0) 

 

8 Marijuana 

retail sales 

1,000 sq ft gfa 

(2.0, 5.0) 

See RZC 21.41 Marijuana-related uses for 

additional requirements. 

Manufacturing and Wholesale Trade 

# Artisanal 

Manufacturing, 

1,000 sq ft gfa 

(2.0, 3.5) 
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Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

Retail Sales, 

and Service 

Transportation, Communication, Information, and Utilities 

# Automobile 

Parking 

Facilities 

  

9 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq ft gfa 

(2.0, 3.5) 

Regional light rail transit system and 

office uses only. No vehicle storage 

except light rail vehicles. 

10 Rapid charging 

station 

Adequate to 

accommodate 

peak use 

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 Communications 

and Information 

1,000 sq ft gfa 

(2.0, 3.5) 

 

13 Local Utilities 

14 Wireless 

Communication 

Facilities 

N/A See RZC 21.56, Wireless Communication 

Facilities, for specific development 

requirements. 

Arts, Entertainment, and Recreation 

15 Arts, 

Entertainment, 

and Recreation 

Arts, 

Entertainment, 

Recreation, and 

Assembly 

Adequate 

to accommodate 

peak use 

 

16 Natural and 

other 

recreational 

parks 

1,000 sq ft gfa 

(0, adequate 

to accommodate 

peak use) 

Education, Public Administration, Health Care, and Other Institutions 

17 Education, 

Public 

Administration, 

See Special 

Regulations. 

Parking: The number of spaces must be 

adequate to accommodate the peak customer 

and employee shift, demonstrated by a 
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Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

parking study or other study submitted by 

the applicant and approved by the Code 

Administrator. 

Institutional 

Health and 

Human Services 

Government and 

Administration 

18 Day Care Center Provisions for day care centers include: 

A. Shall provide parking as follows: 

Employee on maximum shift (1.0, 1.0).  

B. Play equipment shall be located no 

less than 10 feet from any property 

line.  

C. Parking: The number of spaces must be 

adequate to accommodate the peak shift as 

determined by the Code Administrator 

after considering the probable number of 

employees, etc. 

19 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft gfa 

(10.0, 10.0) or 

1/5 fixed seats 

A. A seat is one fixed seat or 18 inches 

on a pew or bench, or seven square feet 

in the general assembly area (including 

aisle space, but excluding stage, podium, 

lobby, and space for musical 

instruments).  

B. A traffic mitigation plan is required. 

The plan shall address traffic control; 

parking management, including mitigation 

of overflow parking into adjoining 

residential areas; and traffic movement 

to the arterial street system. 

A. Refer to RZC 21.08.280 Faith-Based and 

Funerary for requirements concerning 

faith-based and funerary uses. 

B. Excludes crematoriums. 

20 Funeral Homes 

and Services 

1,000 sq ft gfa 

(10.0, 10.0) or 

1/5 fixed seats 
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Table 21.10.090C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure 

Minimum 

required, 

Maximum allowed 

Special Regulations 

Other 

21 Vending Carts, 

Kiosks 

 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. 

22 Automobile 

Parking 

Facilities 

Surface parking lots are prohibited. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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 
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are allowed. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.10.100 River Trail (RVT), Carter (CTR), and East Hill 

(EH) Zones. 

A.  Purpose. Downtown includes three residential zones at 

the periphery of the neighborhood (River Trail, 

Carter, and East Hill) that are intended to retain a 

quieter “residential” character than the other nearby 

mixed-use areas. These zones will provide a variety of 

housing types that are not primarily mixed-use 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 in the Downtown. The regulations in 

this division are intended to retain the East Hill 

zone’s special character and to ensure that single-

family residential structures in this zone are well 

maintained until they are redeveloped with higher-
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density residential uses or are converted to 

nonresidential uses that are compatible with the 

residential neighborhood. 

The following tables are specific to the zones 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 the zones. 

River Trail Zone – Regulations Table 
Land & 
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 Faciliti
es 

Setbac
ks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

Carter Zone – Regulations Table 
Land & 
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East Hill Zone – Regulations Table 
Land & 

Structure 
Transporta

tion 
Environm

ent 
 

Communit
y 

Process Money Incentiv
es 

Other 
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Regulati
ons 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transiti
on 

Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

Setbac
ks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

D.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  
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Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 ##.##.###.#    General Allowed Uses and Cross-References in RVT, CTR, EH Zones 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

L R 200-299 

Stacked flat  L R 200-299 
Courtyard 
Apartments 

 L R 200-299 

Multifamily 
structures, 
Mixed-Use 
Residential 

Multifamily 
structures, 
Mixed-Use 
Residential 

L R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 
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Table ##.##.###.#    General Allowed Uses and Cross-References in RVT, CTR, EH Zones 
(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 General Sales or 
Services 

L M  

1. Gas station.  
2. Auto repair.  
3. Automobile sales with 
outdoor display and 
storage.  
4. Rental storage and 
mini-warehouses.  
5. Uses requiring or 
utilizing outdoor 
storage. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

1. Limited to office 
only. 
2. Vehicle and outside 
storage prohibited. 

 

L   

Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

L A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

L E 500-599 

Institutional Health and 
Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

L I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

L B 700-799 
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Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses. 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. Uses not 

listed are not permitted. 

Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Residential1 

1 Attached 

dwelling unit, 

2-4 units 

Dwelling Unit (1.0, 

2.25) Plus one guest 

space per four units for 

projects with six units 

or more. Curbside 

parking along the site 

may be counted towards 

up to 25 percent of the 

required off-street 

parking. 

A. Maximum density per lot 

dependent upon size and width of 

lot, RZC 21.10.130.B, Downtown 

Residential Densities Chart.  

B. Not permitted on ground floor 

street fronts of Type I 

pedestrian streets as shown on 

Map 10.3, Downtown Pedestrian 

System, or where ground floor 

residences may be negatively 

2 Stacked flat 

3 Courtyard 

apartment 

24 Multifamily 

Structure, 

Mixed-Use 

Residential 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

impacted by nearby 

nonresidential uses, except 

through establishment of an 

Administrative Design 

Flexibility per RZC 21.76.070.C. 

Residential uses may be allowed 

on ground floor streets fronts 

of Type II Pedestrian Streets 

per RZC 21.62.020.F.5.  

C. Affordable Housing 

requirements apply to 

developments of 10 units or 

more. See RZC 21.20.020, 

Applicability. 

35 Dormitory Bed (0.5, 1.0)  

46 Residential 

suite 

57 Housing 

Services for 

the Elderly 

See Special Regulations. Parking requirements are as 

follows:  

A. Multifamily housing for 

senior citizens: Unit (0.5, 

2.0).  

B. Nursing home or long-term 

care facility: 4 patient beds 

(1.0, 1.0).  

C. Retirement residence with no 

skilled nursing facility: Unit 

(1.0, 1.0).  

D. Retirement residence with 

skilled nursing facility: Worker 

on largest shift (1.25, 1.25).  

E. A traffic mitigation plan is 

required. The plan shall address 

traffic control; parking 

management, including mitigation 

of overflow parking into 

adjoining residential areas; and 

traffic movement to the arterial 

street system. 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

General Sales or Service 

6 General Sales 

or Services 

Retail Sales 

1,000 sq ft gfa (2.0, 

3.5) 

B. A. Shall not be materially 

detrimental in terms of noise, 

truck traffic, and other 

potential operational impacts 

with nearby residential 

developments.  

C. B. General Retail uses may 

only occupy single-family 

structures in existence prior to 

the year 2005 provided: a) 

Required parking for the use is 

not located in the front yard, 

and the parking and driveway 

areas do not expand beyond the 

year 2005 recorded parcel; b) 

The exterior of the structure, 

accessory structures, and 

landscaping maintain a single-

family character; and c) Storage 

of all products is kept indoors 

and accessory buildings do not 

exceed 60 percent of the ground 

floor area of the main 

structure. 

1. Parking standards for 

restaurant uses: 

a. Sit-down restaurant: 1,000 sq 

ft gfa (9.0, 9.0). 

Business and 

Service 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Food and 

Beverage 

b. Take-out restaurant: 1,000 sq 

ft gfa (10.0, 10.0). 

c. The Technical Committee may 

waive the parking requirement 

for restaurant/deli/cafe uses 

less than 750 sq ft provided: 

I. The use is located in an 

office building and primarily 

serves the occupants and guests 

of the office building, or 

II. The use is visible from and 

within 100 feet of a promenade 

or Downtown park, such as Luke 

McRedmond Park, Anderson Park, 

O'Leary Park, The Edge Skate 

Park, or the 83rd Street 

Promenade, for example, or 

within 100 feet of a critical 

areas buffer of the Sammamish 

River and access to the River 

Trail, and the use primarily 

caters to pedestrians and 

outdoor patrons. 

D. C. General Services are 

allowed only on the ground floor 

of multistory mixed-use 

residential buildings. Except, 

General Service uses may occupy 

existing single-family 

structures in existence prior to 

2005 provided 

1. on-site parking is not 

located in the front yard; 

2. the exterior of the structure 

and landscaping maintains a 

single-family character; and 

Pet and Animal 

Sales and 

Service 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

3. the use is consistent with 

Comprehensive Plan Policies for 

the zone. 

E. Repealed. 

F. Repealed. 

Transportation, Communication, Information, and Utilities 

7 Road, Ground 

Passenger, and 

Transit 

Transportation 

1,000 sq ft gfa (2.0, 

3.5) 

A. Office only, No vehicle or 

outside storage allowed.  

B. These uses may occupy 

existing single-family 

structures in existence prior to 

2005 provided: 

1. on-site parking is not 

located in the front yard; 

2. the exterior of the structure 

and landscaping maintains a 

single-family character; and 

3. the use is consistent with 

Comprehensive Plan Policies for 

the zone. 

8 Communications 

and Information 

9 Local Utilities 

10 Wireless 

Communication 

Facilities 

N/A See RZC 21.56. Wireless 

Communication Facilities, for 

specific development 

requirements. 

Arts, Entertainment, and Recreation 

11 Arts, 

Entertainment, 

and Recreation 

Arts, 

Adequate to accommodate 

peak use 

A. Limited to parks and 

community centers, except events 

and exhibits are allowed on the 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Entertainment, 

Recreation, and 

Assembly 

ground floor of multistory mixed 

use residential buildings.  

B. Art galleries are allowed in 

the ground floor of multistory 

mixed-use residential buildings 

and in single-family structures 

in existence prior to the year 

2005 provided: 

1. Required parking for the use 

is not located in the front yard 

and the parking and driveway 

areas do not expand beyond the 

year 2005 recorded parcel;  

2. The exterior of the 

structure, accessory structures, 

and landscaping maintain a 

single-family character. 

12 Natural and 

other 

recreational 

parks 

1,000 sq ft gfa (0, 

adequate to accommodate 

peak use) 

 

Education, Public Administration, Health Care, and Other Institutions 

13 Education, 

Public 

Administration, 

Health Care, 

and Other 

Institutions, 

except those 

listed below 

Educational 

See Special Regulations. A. Parking: The number of spaces 

must be adequate to accommodate 

the peak customer and employee 

shift, demonstrated by a parking 

study or other study submitted 

by the applicant and approved by 

the Administrator. 

B. These uses may occupy 

existing single-family 

structures in existence prior to 

2005 provided: 

1. on-site parking is not 

located in the front yard;  

Institutional 

Health and 

Human Services 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

Government and 

Administration 

2. the exterior of the structure 

and landscaping maintains a 

single-family character; and  

3. the use is consistent with 

Comprehensive Plan Policies for 

the zone. 

14 Day Care Center A. Provisions for day care 

centers include: 

1. Shall provide parking as 

follows: Employee on maximum 

shift (1.0, 1.0).  

2. Play equipment shall be 

located no less than 10 feet 

from any property line.  

3. Parking: The number of spaces 

must be adequate to accommodate 

the peak shift as determined by 

the Administrator after 

considering the probable number 

of employees, etc.  

B. These uses may occupy 

existing single-family 

structures in existence prior to 

2005 provided: 

1. on-site parking is not 

located in the front yard;  

2. the exterior of the structure 

and landscaping maintains a 

single-family character; and 

3. the use is consistent with 

Comprehensive Plan Policies for 

the zone. 

15 Religious 

Institutions 

Faith-based and 

Funerary 

1,000 sq ft gfa (10.0, 

10.0) or 1/5 fixed seats 

A. These uses are may occupy 

existing single-family 

structures in existence prior to 

2005 provided: a) on-site 

parking is not located in the 

front yard; b) the exterior of 
16 Funeral Homes 

and Services 
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Table 21.10.100C 

Allowed Uses and Basic Development Standards 

Section Use Parking Ratio: 

Unit of Measure Minimum 

required, Maximum 

allowed 

Special Regulations 

the structure and landscaping 

maintains a single-family 

character; and c) the use is 

consistent with Comprehensive 

Plan Policies for the zone.  

B. A seat is one fixed seat or 

18 inches on a pew or bench, or 

seven square feet in the general 

assembly area (including aisle 

space, but excluding stage, 

podium, lobby, and space for 

musical instruments).  

C. A traffic mitigation plan is 

required. The plan shall address 

traffic control; parking 

management, including mitigation 

of overflow parking into 

adjoining residential areas; and 

traffic movement to the arterial 

street system. 

A B. Excludes crematoriums.  

B. These uses are may occupy 

existing single-family 

structures in existence prior to 

2005 provided: a) on-site 

parking is not located in the 

front yard; b) the exterior of 

the structure and landscaping 

maintains a single-family 

character; and c) the use is 

consistent with Comprehensive 

Plan Policies for the zone. 

C. Refer to RZC 21.08.280 Faith-

Based and Funerary for 

requirements concerning faith-

based and funerary uses. 

 

Notes: 
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1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

Section 11.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.12 Overlake Regulations. The provisions of RZC Chapter 

21.12 Overlake Regulations, Sections 21.12.040 OV Zone 1, 

21.12.050 OV Zone 2, 21.12.060 OV Zone 3, 21.12.070 OV Zone 4, and 

21.12.080 OV Zone 5 are hereby amended to read as follows:   

RZC 21.12.040 OV Zone 1. 

A.  Purpose. Zone 1 encompasses a majority of the eastern 

half of Overlake Village, including both sides of 

152nd Avenue NE. Residential uses are emphasized here 

as part of mixed-use developments. The land within 

this zone offers a strong opportunity to attract 

residents to this area due to its location within the 

core and proximity to transit options and the 

employment center to the north. 

The following table is specific to this zone and 

provides references for each of the major topics that 
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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. 

 

OV Zone 1 - Regulations Table 
Land & Structure 

 
 

Transport
ation 

 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentives 

 

Other 

 

Buildin
g 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Developme
nt Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulatio

ns 

Density Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& 

Gateways 
Impervi

ous 
Surface 

 

Outdoo
r 

Storag
e, 

Displa
y & 

Enclos
ures 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentive 

Information 

Transitio
n Overlay 

Areas 

Setback
s 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 

  Overlake 
Incentives 

Wireless 
Communica

tion 
Facilitie

s 
 Hazard

ous 
Liquid 
Pipeli
nes 

       

 

B.  Maximum Development Yield.  
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Table 21.12.040A 
Maximum Development Yield 

 

Base 

Bonuses 
Available

, 
and 

Quantity 

Max. Illustrations 

Floor 
area 
ratio 
(FAR) 

3.7 TDRs or 
GBP: 0.05 
Incentive 
Program: 
1.69 

5.35 Example of a 5-story 
building with FAR = 3.7 

 

Example of 9-story 
building with FAR = 5.35 

 

Refer to RZC 21.12.090 
for floor area ratios. 

Heigh
t 

5 
storie
s 

TDRs or 
GBP: 1 
story 
Incentive 
Program: 
4 stories 

9 
storie
s 

 

C.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.  Additional 
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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 ##.##.###.#    General Allowed Uses and Cross-References in OV-1 Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 

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 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Dormitory Dormitory P R 200-299 

Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-1 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 General Sales or 
Services 

L M  

1. Gasoline service; 
2. Outdoor automobile 
sales, rental or 
service; and 

 

N   
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3. Rental storage and 
mini-warehouses. 
Business and Service General Sales or 

Services 
L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

L M, F, H 100-199 

1. Warehouse and storage 
services  N   

Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H 100-199, 

800-899, 
900-999 

Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities P   
Large Satellite Dishes / 
Amateur Radio Tower 

Large Satellite Dishes / 
Amateur Radio Tower 

P   

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center L E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Health and Human 
Services 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

Construction-Related 
Businesses 

Construction-Related 
Businesses 

L B  
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C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in Zone 1. To use the chart, first 

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. Uses 

not listed are not permitted. The following headings 

are used in the table: 

1.  § = section number 

2.  Use = Land use 

Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

Residential1 
1 Multifamily 

Structure 
2.5; 
2.5; 
2.5; 
4 

50% 5; 
6; 
8 

85% 
/ 
15% 

Unit 
(1.0, 
2.25) 
plus 1 

Maximum building 
height of nine 
stories may be 
achieved through RZC 

2 Mixed-Use 
Residential 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

guest 
space per 
4 units 
for 
projects 
of 6 
units or 
more 

21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

3 Dormitory Bed 
(0.75, 
0.75) 

4 Residential 
suite 

Bedroom 
(0.5, 
1.0) 

5 Housing 
Services for 
the Elderly 

2.5; 
2.5; 
2.5; 
4 

50% 5; 
6; 
8 

85% 
/ 
15% 

See 
Special 
Regulatio
ns 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 
B. Parking 
requirements are as 
follows: 
1. Multifamily 
housing for senior 
citizens: Unit (0.5, 
2.0) 
2. Nursing home or 
long-term care 
facility: 4 patient 
beds (1.0, 1.0) 
3. Retirement 
residence with no 
skilled nursing 
facility: Unit (1.0, 
1.0) 
4. Retirement 
residence with 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

skilled nursing 
facility: Worker on 
largest shift (1.25, 
1.25) 
C. A traffic 
mitigation plan is 
required. The plan 
shall address 
traffic control, 
parking management 
(including 
mitigation of 
overflow parking 
into adjoining 
residential areas), 
and traffic movement 
to the arterial 
street system. 

General sales or services 
6 General Sales 

or Services 
Retail Sales 

0.36
; 

0.41
; 

0.41A
; 

0.55B 

50% 4; 
5; 
8 

85% 
/ 
15% 

1,000 sq 
ft 
gfa (2.0, 
3.0) 

A. The following 
uses are not 
permitted: 
1. Gasoline service; 
2. Outdoor 
automobile sales, 
rental or service; 
and 
3. Rental storage 
and mini-warehouses. 
B. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential 

Business and 
Service 
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Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

Food and 
Beverage 

operational impacts 
with nearby 
multistory mixed-
use/residential 
developments. 
C. Limited to less 
than 75,000 square 
feet gross floor 
area in a single 
use, when involving 
the Retail Sales use 
class. 
D. Maximum building 
height of 9 stories 
may be achieved 
through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 
E. Parking standards 
for restaurant uses: 
1. Sit-down 
restaurant: 1,000 SF 
GFA (9.0, 9.0) 
2. Take-out 
restaurant: 1,000 SF 
GFA (10.0, 10.0) 
F. The maximum 
number of parking 
stalls allowed may 
be increased to 5.0 
per 1,000 square 
feet of gross floor 
area for the retail 
components of mixed-
use developments. 

Pet and 
Animal Sales 
and Service 

7 Hotels, 
Motels and 
Other 

1.2; 
1.2; 

50% 4; 
5; 
8 

85% 
/ 
15% 

Rental 
room 

Maximum building 
height of nine 
stories may be 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

Accommodation 
Services1,2 

1.2; 
1.35 

(1.0, 
1.0) 

achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

8 Marijuana 
retail sales 

.36; 

.41; 

.41A 
;.55B 

0% 4; 5; 8 85% 
/ 
15% 

1,000 sq 
ft gfa 
(2.0, 
3.0) 

A. See RZC 21.41 
Marijuana-related 
uses for additional 
requirements. 
B. The maximum 
number of parking 
stalls allowed may 
be increased to 5.0 
per 1,000 square 
feet of gross floor 
area for the retail 
components of mixed-
use developments. 

Manufacturing and Wholesale Trade 
9 Manufacturing 

and Wholesale 
Trade 

0.36
; 

0.41
; 

0.41A
; 

0.55B 

50% 4; 
5; 
8 

85% 
/ 
15% 

1,000 sq 
ft 
gfa (2.0, 
3.0) 

A. Warehouse and 
storage services not 
permitted. 
B. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential 
operational impacts 
with nearby 
multistory mixed-
use/residential 
developments. 
C. Shall be 
considered a 
transitional use. 
See RZC 21.12.140, 
OV Transitional Use 
Requirements for 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

transitional use 
requirements. 
D. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170,OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

 Artisanal 
Manufacturing
, Retail 
Sales, and 
Service 

    1,000 sq 
ft 
gfa (2.0, 
3.0) 

 

Transportation, Communication, Information, and Utilities 
1
0 

Road, Ground 
Passenger and 
Transit 
Transportatio
n 

0.36
; 

0.41
; 

0.41A
; 

0.55B 

50% 4; 
5; 
8 

85% 
/ 
15% 

1,000 sq 
ft 
gfa (2.0, 
3.0) 

Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

1
1 

Rapid 
charging 
station 

Adequate 
to 
accommoda
te peak 
use 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

1
2 

Battery 
exchange 
station 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

B. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential 
operational impacts 
with nearby multi-
story mixed-
use/residential 
developments, RZC 
21.04.030 
Comprehensive 
Allowed Uses Chart. 

1
3 

Communication
s and 
Information 

1,000 sq 
ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential 
operational impacts 
with nearby 
multistory mixed-
use/residential 
developments. 
B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

1
4 

Local 
Utilities 

0% Adequate 
to 
accommoda
te peak 
use 

A. Requires a 
conditional use 
permit if 40 feet in 
height or greater. 
See RZC 
21.76.070.K,Conditio
nal Use Permit. 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

1
5 

Regional 
Utilities 

A. Requires a 
conditional 
use permit. 
See RZC 
21.76.070.K, 
Conditional 
Use Permit. 
B. Maximum 
building 
height of 
nine stories 
may be 
achieved 
through RZC 
21.12.170, OV 
Incentive 
Program, on 
those 
properties 
eligible for 
and applying 
the Regional 
Stormwater 
Management 
Facility 
incentive. 

 

1
6 

Large 
Satellite 
Dishes / 
Amateur Radio 
Tower 

A. See RZC 
21.56, 
Wireless 
Communication 
Facilities, f
or specific 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

development 
requirements. 
B. Maximum 
building 
height of 
nine stories 
may be 
achieved 
through RZC 
21.12.170, OV 
Incentive 
Program, on 
those 
properties 
eligible for 
and applying 
the Regional 
Stormwater 
Management 
Facility 
incentive. 

1
7 

Wireless 
Communication 
Facilities 

A. See RZC 
21.56. 
Wireless 
Communication 
Facilities, 
for specific 
development 
requirements. 
B. Maximum 
building 
height of 
nine stories 
may be 
achieved 
through RZC 
21.12.170, OV 
Incentive 
Program, on 
those 
properties 
eligible for 
and applying 
the Regional 
Stormwater 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

Management 
Facility 
incentive. 

Arts, Entertainment, and Recreation 
1
8 

Arts, 
Entertainment
, and 
Recreation 
Arts, 
Entertainment
, Recreation, 
and Assembly 

0.36
; 

0.41
; 

0.41A
; 

0.55B 

50% 4; 
5; 
8 

85% 
/ 
15% 

Adequate 
to 
accommoda
te peak 
use 

Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

1
9 

Natural and 
other 
recreational 
parks 

1,000 sq 
ft gfa 
(0, 
adequate 
to 
accommoda
te peak 
use) 

 

Education, Public Administration, Health Care, and other Institutions 
2
0 

Education, 
Public 
Administratio
n, Health 
Care, and 
other 
Institutions, 
except those 
listed below 
Educational 

0.36
; 

0.41
; 

0.41A
; 

0.55B 

50% 4; 
5; 
8 

85% 
/ 
15% 

See 
Special 
Regulatio
ns 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170,OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 
B. Parking: The 
number of spaces 
must be adequate to 
accommodate the peak 
shift as determined 
by the Administrator 
after considering 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

the probable number 
of employees, etc. 

 Government 
and 
Administratio
n 

  

2
1 

Institutional 
Health and 
Human 
Services 

1,000 sq 
ft 
gfa (2.0, 
3.0) 

A. Provisions for 
day care centers: 
1. Shall provide 
parking as follows: 
Employee on maximum 
shift (1.0, 1.0). 
2. Play equipment 
shall be located no 
less than 10 feet 
from any property 
line. 
3. Shall not be 
located closer than 
300 feet from 
existing day care 
operation in 
residential zone. 
B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

Day Care 
Center 

2
2 

Religious 
Institutions 
Faith-based 
and Funerary 

Assembly 
uses: 
1,000 sq 
ft gfa 
(10.0, 
10.0), or 
number of 
fixed 
seats 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

(0.2, 
0.2) 
Other 
uses: 
1,000 sq 
ft gfa 
(2.0, 
3.0) 

Regional Stormwater 
Management Facility 
incentive. 
B. A seat is one 
fixed seat or 18 
inches on a pew or 
bench or seven 
square feet in the 
general assembly 
area (including 
aisle space, but 
excluding stage, 
podium, lobby, and 
space for musical 
instruments). 
C. Storage locations 
of buses/vans over 
10,000 gvw shall be 
shown on a plan and 
screened from 
neighboring 
properties or right-
of-way. 
D B. 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. 
E. Steeples, bell 
towers, crosses or 
other s Symbolic 
religious icons 
mounted on the 
rooftop may exceed 
the maximum 
shoreline building 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

height by 15 feet. 
(SMP) 
F. Maximum height 
for separate 
structures on-site 
such as bell towers, 
crosses, statuary, 
or other symbolic 
religious icons is 
50 feet. 
G. A traffic 
mitigation plan is 
required. The plan 
shall address 
traffic control, 
parking management 
(including 
mitigation of 
overflow parking 
into adjoining 
residential areas), 
and traffic movement 
to the arterial 
street system. 
C. Refer to RZC 
21.08.280 Faith-
Based and Funerary 
for requirements 
concerning faith-
based and funerary 
uses. 

Construction-Related Businesses 
2
3 

Construction-
Related 
Businesses 

0.36
; 

0.41
; 

0.41A
; 

0.55B 

50% 4; 
5; 
8 

85% 
/ 
15% 

1,000 sq 
ft 
gfa (2.0, 
3.0) 

A. Shall be 
considered a 
transitional use if 
use does not include 
a showroom open to 
the general public. 
See RZC 21.12.140, 
OV Transitional Use 
Requirements for 
transitional use 
requirements. 
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Table 21.12.040B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, 
on those properties 
eligible for and 
applying the 
Regional Stormwater 
Management Facility 
incentive. 

Other 
2
4 

Kiosk   1; 
1; 
1 

85% 
/ 
15% 

 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. Requires a 
conditional use 
permit if 750 seats 
or greater. See RZC 
21.76.070.K, 

2
5 

Vending carts 
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Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floo
r 

Area 

Max. Height Max
. 
ISR 
/ 
Min
. 
LSR 

Parking 
Ratio: 
Unit of 
Measure 
(Min. 

required, 
Max. 

allowed) 

Special Regulations 

Base
; w 
/ 

TDRs 
or 
GBP; 
w / 
50% 
Res.
; w 
/ IP 

Base; 
w / TDRs or 

GBP; 
w / IP 

Conditional Use 
Permit. 

TABLE NOTES: 
A. Or the amount of non-residential floor area existing as of December 11, 2007, 
whichever is greater 
B. Or for those sites with an FAR of 0.48 or greater on December 11, 2007, a 0.15 
increase above the FAR existing on that date 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  
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Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.12.050 OV Zone 2. 

A.  Purpose. Two portions of Overlake Village are included 

in Zone 2: the land northwest of the NE 24th 

Street/DaVinci Avenue NE intersection, and the area 

southeast of the NE 21st Street/152nd Avenue NE 

intersection. Commercial uses are emphasized here as 

part of mixed-use developments. These land areas are 

not as desirable for exclusively residential 

development due to their location along major 

arterials or near SR 520 and as such less housing is 

required in these areas than in Zone 1. 

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. 
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OV Zone 2 - Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentive
s 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developme
nt Fees 

Transfer 
Developme
nt Rights 
Program 

 

Special 
Regulations 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public View 
Corridors & 
Gateways 

Imperv
ious 

Surfac
e 
 

Outdoo
r 

Storag
e, 

Displa
y & 

Enclos
ures 

 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 
Informati

on 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 

  Overlake 
Incentive

s 

Wireless 
Communicatio
n Facilities 

 Hazard
ous 

Liquid 
Pipeli
nes 

       

 

B.  Maximum Development Yield.  

Table 21.12.050A 
Maximum Development Yield 

 Base Bonuses 
Available, 

and 
Quantity 

Max. Illustrations 

Floor 
area 
ratio 
(FAR) 

3.7 TDRs or 
GBP: 0.05 
Incentive 
Program: 
1.69 

5.35 Example of a 5-story 
building with FAR = 
3.7 

 

Example of 9-story 
building with FAR = 
5.35 

 

Refer to RZC 21.12.090 for 
floor area ratios. 

Height 5 
stories 

TDRs or 
GBP: 1 
story 

9 
stories 

480



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 393 of 714  Ordinance No. _____ 

AM No. _____ 
 

Incentive 
Program: 4 
stories 

 

C.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in 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 by 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 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-2 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-2 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 General Sales or 
Services 

L M  

1. Gasoline service; 
2. Outdoor automobile 
sales, rental or 
service; 
3. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

L M, F, H 100-199 

1. Warehouse and storage 
services  N   
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Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H 100-199, 

800-899, 
900-999 

Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

L   

Local utilities Local utilities L, C   
Regional utilities Regional utilities L, C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center L E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Health and Human 
Services 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L, C A, B, H, 
I, R, S 

500-599 

Construction-Related 
Businesses 

Construction-Related 
Businesses 

L B  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in Zone 2. To use the chart, first 

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 
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use permit approval. See RZC 21.76.020, Overview of 

the Development Process, for more information. Uses 

not listed are not permitted. 

Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Residential1 
1 Multifamily 

Structure 
2.5; 
2.5; 
2.5; 
4.0 

25% 5; 
6; 
8 

85%; 
15% 

Unit (1.0, 
2.25) plus 
1 guest 
space per 4 
units for 
projects of 
6 units or 
more 

Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

2 Mixed-Use 
Residential 

3 Dormitory Bed (0.75, 
0.75) 

4 Residential 
suite 

Bedroom 
(0.5, 1.0) 

5 Housing 
Services for 
the Elderly 

See Special 
Regulations 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Parking 
requirements are as 
follows: 
1. Multifamily 
housing for senior 
citizens: Unit (0.5, 
2.0) 
2. Nursing home or 
long-term care 
facility: 4 patient 
beds (1.0, 1.0) 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

3. Retirement 
residence with no 
skilled nursing 
facility: Unit (1.0, 
1.0) 
4. Retirement 
residence with 
skilled nursing 
facility: Worker on 
largest shift (1.25, 
1.25) 
C. A traffic 
mitigation plan is 
required. The plan 
shall address traffic 
control, parking 
management (including 
mitigation of 
overflow parking into 
adjoining residential 
areas), and traffic 
movement to the 
arterial street 
system. 

General sales or services 
6 General Sales 

or Services 
Retail Sales 

0.36; 
0.41; 
0.41A; 
0.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. The following uses 
are not permitted: 
1. Gasoline service; 
2. Outdoor automobile 
sales, rental or 
service; 
3. Rental storage and 
mini-warehouses. 
B. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential operational 
impacts with nearby 
multistory mixed-use 

Business and 
Service 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Food and 
Beverage 

residential 
developments. 
C. Requires a 
conditional use 
permit if greater 
than 150,000 SF GFA, 
when involving the 
Retail Sales use 
class. See RZC 
21.76.070.K, 
Conditional Use 
Permit 
D. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
E. Parking standards 
for restaurant uses: 
1. Sit-down 
restaurant: 1,000 SF 
GFA (9.0, 9.0) 
2. Take-out 
restaurant: 1,000 SF 
GFA (10.0, 10.0) 
F. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 

Pet and Animal 
Sales and 
Service 

7 Hotels, Motels 
and Other 
Accommodation 
Services1,2 

1.2; 
1.2; 
1.2; 
1. 

25% 4; 
5; 
8 

85%; 
15% 

Rental room 
(1.0, 1.0) 

Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

8 Marijuana 
retail sales 

.36; 

.41; 
.41A; 
.55B 

0% 4; 5; 
9 

85% 
/ 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. See RZC 21.41 
Marijuana-related 
uses for additional 
requirements. 
B. The maximum number 
of parking stalls 
allowed may increase 
to 5.0 per 1,000 
square feet of gross 
floor area for the 
retail components of 
mixed-use 
developments. 

Manufacturing and Wholesale Trade 
9 Manufacturing 

and Wholesale 
Trade 

0.36; 
0.41; 
0.41A; 
0.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Warehouse and 
storage services not 
permitted. 
B. Shall not be 
materially 
detrimental in terms 
of noise, emissions, 
vibrations, truck 
traffic and other 
potential operational 
impacts with nearby 
multi-story mixed-
use/residential 
developments. 
C. Shall be 
considered a 
transitional use. See 
RZC 21.12.140, OV 
Transitional Use 
Requirements, for 
transitional use 
requirements. 
D. Maximum building 
height of 9 stories 
may be achieved 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

 Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

    1,000 sq ft 
gfa (2.0, 
3.0) 

 

Transportation, Communication, Information, and Utilities 
10 Road, Ground 

Passenger and 
Transit 
Transportation 

0.36; 
0.41; 
0.41A; 
0.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

11 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential operational 
impacts with nearby 
multistory mixed-
use/residential 
developments, RZC 
21.04.030 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Comprehensive Allowed 
Uses Chart. 

12 Battery 
exchange 
station 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential operational 
impacts with nearby 
multistory mixed-
use/residential 
developments. 

13 Communications 
and Information 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential operational 
impacts with nearby 
multistory mixed-
use/residential 
developments. 
B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

14 Local Utilities 0% 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

15 Regional 
Utilities 

Adequate to 
accommodate 
peak use 

A. Requires a 
conditional use 
permit if 40 feet in 
height or greater. 
See RZC 21.76.070.K, 
Conditional Use 
Permit. 
B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

16 Wireless 
Communication 
Facilities 

 A. See RZC 21.56, 
Wireless 
Communication 
Facilities, 
for specific 
development 
requirements. 
B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

Arts, Entertainment, and Recreation 
17 Arts, 

Entertainment, 
and Recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

0.36; 
0.41; 
0.41A; 
0.55B 

25% 4; 
5; 
8 

85%; 
15% 

Adequate to 
accommodate 
peak use 

Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

applying the Regional 
Stormwater Management 
Facility incentive. 

18 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

Education, Public Administration, Health Care, and other Institutions 
19 Education, 

Public 
Administration, 
Health Care and 
other 
Institutions, 
except those 
listed below 
Educational 

0.36; 
0.41; 
0.41A; 
0.55B 

25% 4; 
5; 
8 

85%; 
15% 

See Special 
Regulations 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Parking: The 
number of spaces must 
be adequate to 
accommodate the peak 
shift as determined 
by the Administrator 
after considering the 
probable number of 
employees, etc. 

Government and 
Administration 

20 Institutional 
Health and 
Human Services 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Provisions for day 
care centers: 
1. Shall provide 
parking as follows: 
Employee on maximum 
shift (1.0, 1.0). 
2. Play equipment 
shall be located no 
less than 10 feet 
from any property 
line. 
3. Shall not be 
located closer than 
300 feet from 
existing day care 

 Day Care 
Centers 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

operation in 
residential zone. 
B. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

21 Religious 
Institutions 
Faith-based and 
Funerary 

Assembly 
uses: 1,000 
sq ft gfa 
(10.0, 
10.0), or 
number of 
fixed seats 
(0.2, 0.2) 
Other uses: 
1,000 sq ft 
gfa (2.0, 
3.0) 

A. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. A seat is one 
fixed seat or 18 
inches on a pew or 
bench or seven square 
feet in the general 
assembly area 
(including aisle 
space, but excluding 
stage, podium, lobby, 
and space for musical 
instruments). 
C. Storage locations 
of buses/vans over 
10,000 gvw shall be 
shown on a plan and 
screened from 
neighboring 
properties or right-
of-way. 
D B. Decorative 
fencing or decorative 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

walls and landscaping 
on side or back lots 
are required when 
necessary to prevent 
visual impacts on 
neighboring 
properties and public 
shoreline areas. 
E. Steeples, bell 
towers, crosses or 
other s Symbolic 
religious icons 
mounted on the 
rooftop may exceed 
the maximum shoreline 
building height by 15 
feet. (SMP) 
F. Maximum height for 
separate structures 
on-site such as bell 
towers, crosses, 
statuary, or other 
symbolic religious 
icons is 50 feet. 
G C. Requires a 
conditional use 
permit if 750 seats 
or greater. See RZC 
21.76.070.K, 
Conditional Use 
Permit. 
H. A traffic 
mitigation plan is 
required. The plan 
shall address traffic 
control, parking 
management (including 
mitigation of 
overflow parking into 
adjoining residential 
areas), and traffic 
movement to the 
arterial street 
system. 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

D. Refer to RZC 
21.08.280 Faith-Based 
and Funerary for 
requirements 
concerning faith-
based and funerary 
uses. 

Construction-Related Businesses 
22 Construction-

Related 
Businesses 

0.36; 
0.41; 
0.41A; 
0.55B 

25% 4; 
5; 
8 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially 
detrimental in terms 
of noise, truck 
traffic and other 
potential operational 
impacts with nearby 
multistory mixed-
use/residential 
developments. 
B. Shall be 
considered a 
transitional use if 
use does not include 
a showroom open to 
the general public. 
See RZC 21.12.140, OV 
Transitional Use 
Requirements, for 
transitional use 
requirements. 
C. Maximum building 
height of nine 
stories may be 
achieved through RZC 
21.12.170, OV 
Incentive Program, on 
those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 

Other 
23 Kiosk   1; 

1; 
1 

85%; 
15% 

 A. Shall not locate 
in required parking, 
landscaping, or drive 
aisle area, or any 

24 Vending carts 
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Table 21.12.050B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

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. 

TABLE NOTES: 
A. Or the amount of non-residential floor area existing as of December 11, 2007, 
whichever is greater 
B. Or for those sites with an FAR of 0.48 or greater on December 11, 2007, a 0.15 
increase above the FAR existing on that date 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 
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subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.12.060 OV Zone 3. 

A.  Purpose. Zone 3 encompasses a majority of the southwest 

quadrant of the Overlake Village, except for the land 

bordering 152nd Avenue NE. Regional retail is 

emphasized here as part of mixed-use developments. 

This land area has the highest visibility and is 

located along this zone’s highest trafficked 

corridors. 

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 
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the Chapters and Sections of the Redmond Zoning Code 

that apply to development within this zone. 

 

OV Zone 3 - Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environme
nt 
 

 

Community 

 

Process 

 

Money 
 

 

Incentiv
es 

 

Other 

 

Buildin
g 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historical 
& 

Archeologic
al 

Resources 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

Special 
Regulation

s 

Density Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

Public 
View 

Corridors 
& Gateways 

Impervi
ous 

Surface 
 

Outdoo
r 

Storag
e, 

Displa
y & 

Enclos
ures 

 Environme
ntal 

Regulatio
ns 

Affordable 
Housing 

Developm
ent 

Services 

 General 
Incentiv

e 
Informat

ion 

Transition 
Overlay 
Areas 

Setback
s 
 

Lighti
ng 

 Open 
Space 

Neighborhoo
d 

  Overlake 
Incentiv

es 

Wireless 
Communicat

ion 
Facilities 

 Hazard
ous 

Liquid 
Pipeli
nes 

       

 

B.  Maximum Development Yield.  

Table 21.12.060A 
Maximum Development Yield 

 Base Bonuses 
Availabl

e, 
and 

Quantity 

Max. Illustrations 

Floor 
area 

3.7 TDRs or 
GBP: 
0.05 

5.35 Example of a 5-story 
building with FAR = 3.7 

Example of 9-story 
building with FAR = 5.35 
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ratio 
(FAR) 

Incentiv
e 
Program: 
1.69 

  

Refer to RZC 21.12.090 
for floor area ratios. 

Heigh
t 

5 
storie
s 

TDRs or 
GBP: 1 
story 
Incentiv
e 
Program: 
4 
stories 

9 
storie
s 

 

C.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating use classes 

with the use classes and associated definitions 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.  Addition 

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 determined by the Code Administrator 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-3 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

Residential 
Use Category 

Use Class Former Use 
Classification 
(prior to Dec. 

31, 2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 
Manual Land 
Use Code 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-3 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 General Sales or 
Services 

L M  

1. Gasoline service; 
2. Outdoor automobile 
sales and service; and 
3. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

L M, F, H 100-199 

1. Warehouse and storage 
services  N   
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Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H 100-199, 

800-899, 
900-999 

Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

P   

Rapid charging station Rapid charging station P   
Battery exchange station Battery exchange station P   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities L, C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center L E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Health and Human 
Services 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L, C A, B, H, 
I, R, S 

500-599 

Construction-Related 
Businesses 

Construction-Related 
Businesses 

L B  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in Zone 3. To use the chart, first 

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 
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use permit approval. See RZC 21.76.020, Overview of 

the Development Process, for more information. Uses 

not listed are not permitted. 

Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Residential1 
1 Multifamily 

Structure 
2.5; 
2.5; 
2.5; 
4.0 

25% 5; 
6; 
9 

85%; 
15% 

Unit (1.0, 
2.25) plus 
1 guest 
space per 4 
units for 
projects of 
6 units or 
more 

 

2 Mixed-Use 
Residential 

3 Dormitory Bed (0.75, 
0.75) 

4 Residential 
suite 

Bedroom 
(0.5, 1.0) 

5 Housing 
Services for 
the Elderly 

See Special 
Regulations 

A. Parking 
requirements are as 
follows: 
1. Multifamily housing 
for senior citizens: 
Unit (0.5, 2.0) 
2. Nursing home or 
long-term care 
facility: 4 patient 
beds (1.0, 1.0) 
3. Retirement 
residence with no 
skilled nursing 
facility: Unit (1.0, 
1.0) 
4. Retirement 
residence with skilled 
nursing facility: 
Worker on largest 
shift (1.25, 1.25) 
B. A traffic 
mitigation plan is 
required. The plan 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

shall address traffic 
control, parking 
management (including 
mitigation of overflow 
parking into adjoining 
residential areas), 
and traffic movement 
to the arterial street 
system. 

General sales or services 
6 General Sales 

or Services 
Retail Sales 

.36; 

.41; 
.41A; 
.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 SF 
GFA (2.0, 
3.0) 

A. The following uses 
are not permitted: 
1. Gasoline service; 
2. Outdoor automobile 
sales and service; and 
3. Rental storage and 
mini-warehouses. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Automobile rental 
requires a conditional 
use permit (see RZC 
21.76.070.K, 
Conditional Use 
Permit) and must 
comply with the 
following provisions: 
1. Shall not abut any 
residential zone. 
2. Rental uses 
operating in mixed-use 
developments are 
limited to eight 
rental vehicles at any 

Business and 
Service 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Food and 
Beverage 

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. 
3. Vehicle display 
area shall be outside 
of required parking 
and landscape areas. 
4. Vehicles shall be 
stored on paved 
surfaces. 
5. 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. 
6. Outdoor loudspeaker 
systems are 
prohibited. 
7. Razor wire, chain 
link, and barbed wire 
fences prohibited on 
street or access 
frontage. 
8. Vehicle repair 
shall be conducted 
indoors. 
D. Requires a 
conditional use permit 
if greater than 
150,000 SF GFA, when 
involving the Retail 

Pet and Animal 
Sales and 
Service 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Sales use class. See 
RZC 21.76.070.K, 
Conditional Use 
Permit. 
E. Parking standards 
for restaurant uses: 
1. Sit-down 
restaurant: 1,000 SF 
GFA (9.0, 9.0) 
2. Take-out 
restaurant: 1,000 SF 
GFA (10.0, 10.0) 
F. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 

7 Hotels, Motels 
and Other 
Accommodation 
Services1,2 

1.2; 
1.2; 
1.2; 
1.35 

25% 4; 
5; 
9 

85%; 
15% 

Rental room 
(1.0, 1.0) 

 

8 Marijuana 
retail sales 

.36; 

.41; 
.41A; 
.55B 

0% 4; 5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. See RZC 21.41 
Marijuana-related uses 
for additional 
requirements. 
B. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 

Manufacturing and Wholesale Trade 
9 Manufacturing 

and Wholesale 
Trade 

.36; 

.41; 
.41A; 
.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Warehouse and 
storage services not 
permitted. 
B. Shall not be 
materially detrimental 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Shall be considered 
a transitional use. 
See RZC 21.12.140, OV 
Transitional Use 
Requirements, for 
transitional use 
requirements. 

 Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

    1,000 sq ft 
gfa (2.0, 
3.0) 

 

Transportation, Communication, Information, and Utilities 
10 Road, Ground 

Passenger and 
Transit 
Transportation 

.36; 

.41; 
.41A; 
.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

11 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

A. Maximum building 
height of nine stories 
may be achieved 
through RZC 21.12.170, 
OV Incentive Program, 
on those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments, RZC 
21.04.030 
Comprehensive Allowed 
Uses Chart. 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

12 Battery 
exchange 
station 

A. Maximum building 
height of nine stories 
may be achieved 
through RZC 21.12.170, 
OV Incentive Program, 
on those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 

13 Communications 
and Information 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 

14 Local Utilities 0% 4; 
5; 
9 

85%; 
15% 

Adequate to 
accommodate 
peak use 

Requires a conditional 
use permit if 40 feet 
in height or greater. 
See RZC 21.76.070.K, 
Conditional Use 
Permit. 

15 Regional 
Utilities 

16 Wireless 
Communication 
Facilities 

See RZC 21.56, 
Wireless Communication 
Facilities, for 
specific development 
requirements. 

Arts, Entertainment, and Recreation 
17 Arts, 

Entertainment, 
and Recreation 
Arts, 
Entertainment, 

.36; 

.41; 
.41A; 
.55B 

25% 4; 
5; 
9 

85%; 
15% 

Adequate to 
accommodate 
peak use 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Recreation, and 
Assembly 

18 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use)  

 

Education, Public Administration, Health Care, and other Institutions 
19 Education, 

Public 
Administration, 
Health Care, 
and other 
Institutions, 
except those 
listed below 
Educational 

.36; 

.41; 
.41A; 
.55B 

25% 4; 
5; 
9 

85%; 
15% 

See Special 
Regulations 

Parking: The number of 
spaces must be 
adequate to 
accommodate the peak 
shift as determined by 
the Administrator 
after considering the 
probable number of 
employees, etc. 

Government and 
Administration 

20 Institutional 
Health and 
Human Services 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Provisions for day 
care centers: 
1. Shall provide 
parking as follows: 
Employee on maximum 
shift (1.0, 1.0). 
2. Play equipment 
shall be located no 
less than 10 feet from 
any property line. 
3. Shall not be 
located closer than 
300 feet from existing 
day care operation in 
residential zone. 

 Day Care 
Centers 

21 Religious 
Institutions 
Faith-based and 
Funerary 

Assembly 
uses: 1,000 
sq ft gfa 
(10.0, 
10.0), or 
number of 
fixed seats 
(0.2, 0.2) 

A. A seat is one fixed 
seat or 18 inches on a 
pew or bench or seven 
square feet in the 
general assembly area 
(including aisle 
space, but excluding 
stage, podium, lobby, 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Other uses: 
1,000 sq ft 
gfa (2.0, 
3.0) 

and space for musical 
instruments). 
B. Storage locations 
of buses/vans over 
10,000 gvw shall be 
shown on a plan and 
screened from 
neighboring properties 
or right-of-way. 
C 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. 
D. Steeples, bell 
towers, crosses or 
other s Symbolic 
religious icons 
mounted on the rooftop 
may exceed the maximum 
shoreline building 
height by 15 feet. 
(SMP) 
E. Maximum height for 
separate structures 
on-site, such as bell 
towers, crosses, 
statuary, or other 
symbolic religious 
icons is 50 feet. 
F B. Requires a 
conditional use permit 
if 750 seats or 
greater. See RZC 
21.76.070.K, 
Conditional Use 
Permit. 
G. A traffic 
mitigation plan is 
required. The plan 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

shall address traffic 
control, parking 
management (including 
mitigation of overflow 
parking into adjoining 
residential areas), 
and traffic movement 
to the arterial street 
system. 
C. Refer to RZC 
21.08.280 Faith-Based 
and Funerary for 
requirements 
concerning faith-based 
and funerary uses. 

Construction-Related Businesses 
22 Construction-

Related 
Businesses 

.36; 

.41; 
.41A; 
.55B 

25% 4; 
5; 
9 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
B. Shall be considered 
a transitional use if 
use does not include a 
showroom open to the 
general public. See 
RZC 21.12.140, OV 
Transitional Use 
Requirements, for 
transitional use 
requirements. 

Other 
23 Kiosk   1; 

1; 
1 

85%; 
15% 

 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 

24 Vending carts 
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Table 21.12.060B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
50% 
Res.; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

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. 

TABLE NOTES: 
A. Or the amount of non-residential floor area existing as of December 11, 2007, 
whichever is greater. 
B. Or for those sites with an FAR of 0.48 or greater on December 11, 2007, a 0.15 
increase above the FAR existing on that date. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

2. Emergency Housing, as defined under RCW 36.70A.030, and 

Emergency Shelter, as defined under RCW 36.70A.030, 
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are allowed in all Land Use Districts where hotel uses 

are allowed. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.12.070 OV Zone 4. 

A.  Purpose. Zone 4 provides for redevelopment of a unique 

28-acre, sloped site located at the core of the 

Overlake Village. This site is intended to provide a 

compact, mixed-use development with substantial 

residential development, as well as employment, retail 

and services, which are integrated with a major urban 

neighborhood public park that provides a central 

gathering place through plazas and green spaces. The 

substantial residential component is intended to 

achieve a site that is active during the day and 

during the evening, supports retail and other 

commercial space that is developed on the site, and 

supports the site as a transit-oriented place. For 

that reason, a 50 percent minimum residential floor 

area requirement is established. With its central 
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location and proximity to major employers, the site is 

well-suited for pedestrian- and transit-supportive 

development. The design and development of this 

district will be controlled by a Master Plan. The 

Master Plan ensures that development here carries out 

the vision for Overlake. 

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. 

 

OV Zone 4 - Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Community 

 

Process 

 

Money 

 

Incentiv
es 

 

Other 

 

Buildin
g 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historical 
& 

Archeologic
al 

Resources 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

Special 
Regulation

s 

Density Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

Public 
View 

Corridors 
& Gateways 

Impervi
ous 

Surface 
 

Outdoo
r 

Storag
e, 

Displa
y & 

 Environme
ntal 

Regulatio
ns 

Affordable 
Housing 

Developm
ent 

Services 

 General 
Incentiv

e 
Informat

ion 

Transition 
Overlay 
Areas 
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Enclos
ures 

Setback
s 
 

Lighti
ng 

 Open 
Space 

Neighborhoo
d 

  Overlake 
Incentiv

es 

Wireless 
Communicat

ion 
Facilities 

 Hazard
ous 

Liquid 
Pipeli
nes 

       

 

B.  Maximum Development Yield.  

Table 21.12.070A 
Maximum Development Yield 

 Base Bonuses 
Availabl

e, 
and 

Quantity 

Max. Illustrations 

Floor 
area 
ratio 
(FAR) 

2.9 TDRs or 
GBP: 
0.05 
Incentiv
e 
Program: 
2.25 

5.2 Example of a 5-story 
building with FAR = 2.9 

 

Example of 9-story 
building with FAR = 5.2 

 

Refer to RZC 21.12.090 
for floor area ratios. 

Heigh
t 

5 
storie
s 

TDRs or 
GBP: 1 
story 
Incentiv
e 
Program: 
6 
stories 

12 
storie
s 

 

C.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating use classes 

with the use classes and associated definitions in 
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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.  Addition 

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 determined by the Code Administrator 

for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-4 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

Residential Use 
Classification 

Residential 
Use Class 

Former Use 
Classification 
(prior to Dec. 

31, 2021) 

Use 
Permissions 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 
Manual Land 
Use Code 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

514



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 427 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-4 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 General Sales or 
Services 

L M  

1. Gasoline service; 
2. Outdoor automobile 
sales, rental and 
service; and 
3. Rental storage and 
mini-warehouses. 

 N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

L M, F, H 100-199 

1. Wholesale trade 
establishments, 
warehouse, and storage 
services 

 N   

Artisanal Manufacturing, 
Retail Sales, and 
Service 

 L M, F, H 100-199, 
800-899, 
900-999 

1. Wholesale trade 
establishments 

 N   

Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

P   

Rapid charging station Rapid charging station P   
Battery exchange station Battery exchange station P   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities L, C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center L E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 

P E 500-599 
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Institutions, except 
those listed below 

Institutional Health and 
Human Services 

Health and Human 
Services 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Construction-Related 
Businesses 

Construction-Related 
Businesses 

L B  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in Zone 4. To use the chart, first 

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. Uses 

not listed are not permitted. 

Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Residential1 
1 Multifamily 

Structure 
50% 85%; 

20% 
Unit (1.0, 
2.25) plus 

A. An applicant may 
use an alternate 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

2 Mixed-Use 
Residential 

2.5; 
2.5; 
4.0 

5; 
6; 
12 

1 guest 
space per 4 
units for 
projects of 
6 units or 
more 

method to calculate 
the 50 percent minimum 
residential floor area 
requirement for a 
proposed Master Plan. 
If used, the 
alternative method 
shall be described in 
a Development 
Agreement for the 
proposed Master Plan, 
and shall meet the 
intent of the 50 
percent residential 
floor area 
requirement, which is 
described above in RZC 
21.12.070.A, Purpose. 
B. 2. Height not to 
exceed 125 feet 
through Overlake 
Village Incentive 
Program. 

3 Dormitory Bed (0.75, 
0.75) 

4 Residential 
suite 

Bedroom 
(0.5, 1.0) 

5 Housing 
Services for 
the Elderly 

See Special 
Regulations 

A. Height not to 
exceed 125 feet 
through Overlake 
Village Incentive 
Program. 
B. Parking 
requirements are as 
follows: 
1. Multifamily housing 
for senior citizens: 
Unit (0.5, 2.0) 
2. Nursing home or 
long-term care 
facility: 4 patient 
beds (1.0, 1.0) 
3. Retirement 
residence with no 
skilled nursing 
facility: Unit (1.0, 
1.0) 
4. Retirement 
residence with skilled 
nursing facility: 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Worker on largest 
shift (1.25, 1.25) 
C. A traffic 
mitigation plan is 
required. The plan 
shall address traffic 
control, parking 
management (including 
mitigation of overflow 
parking into adjoining 
residential areas), 
and traffic movement 
to the arterial street 
system. 

General sales or services 
6 General Sales 

or Services 
Retail Sales 

.4; 
.47; 
1.0 

50% 4; 
5; 
10 

85%; 
20% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. The following uses 
are not permitted: 
1. Gasoline service; 
2. Outdoor automobile 
sales, rental and 
service; and 
3. Rental storage and 
mini-warehouses. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Limited to less 
than 75,000 square 
feet gross floor area 
in a single use, when 

Business and 
Service 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Food and 
Beverage 

involving the Retail 
Sales use class. 
D. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 
E. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 
F. Parking standards 
for restaurant uses: 
1. Sit-down 
restaurant: 1,000 sq 
ft gfa (9.0, 9.0) 
2. Take-out 
restaurant: 1,000 sq 
ft gfa (10.0, 10.0) 
G. Parking for the 
following uses may be 
reduced as described 
below provided the 
Technical Committee 
finds there is 
sufficient data and 
analysis upon which 
the reduction is based 
to demonstrate that 
adequate parking will 
be provided, including 
shared parking: 
1. Parking for sit-
down and carry-out 
restaurants may be 
reduced to not less 
than two (2) spaces 
per 1,000 square feet 
gross floor area; 
2. Parking for 
restaurants, cafes or 
delis with less than 

Pet and Animal 
Sales and 
Service 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

750 square feet gross 
floor area may be 
reduced to zero 
spaces. 

7 Hotels, Motels 
and Other 
Accommodation 
Services1,2 

.4; 
.47; 
1.2 

50% 4; 
5; 
12 

85%; 
20% 

Rental room 
(1.0, 1.0) 

Height not to exceed 
135 feet through 
Overlake Village 
Incentive Program. 

8 Marijuana 
retail sales 

.4; 
.47; 
1.0 

0% 4; 5; 
10 

85%; 
20% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. See RZC 21.41 
Marijuana-related uses 
for additional 
requirements. 
B. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 

Manufacturing and Wholesale Trade 
9 Manufacturing 

and Wholesale 
Trade 

.4; 
.47; 
1.0 

50% 4; 
5; 
10 

85%; 
20% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Wholesale trade 
establishments and 
warehouse and storage 
services not 
permitted. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

 Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

    1,000 sq ft 
gfa (2.0, 
3.0) 

 

Transportation, Communication, Information, and Utilities 
10 Road, Ground 

Passenger and 
Transit 
Transportation 

.4; 
.47; 
1.0 

50% 4; 
5; 
10 

85%; 
20% 

1,000 sq ft 
gfa (2.0, 
3.0) 

Height not to exceed 
126 feet through 
Overlake Village 
Incentive Program. 

11 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

A. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments, RZC 
21.04.030 
Comprehensive Allowed 
Uses Chart. 

12 Battery 
exchange 
station 

A. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 

13 Communications 
and Information 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

mixed-use/residential 
developments. 
B. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 

14 Local Utilities 0% Adequate to 
accommodate 
peak use 

A. Requires a 
conditional use permit 
if 40 feet in height 
or greater. See RZC 
21.76.070.K, 
Conditional Use Permit 
B. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 

15 Regional 
Utilities 

16 Wireless 
Communication 
Facilities 

 See RZC 
21.56. Wireless 
Communication 
Facilities, for 
specific development 
requirements. 

Arts, Entertainment, and Recreation 
17 Arts, 

Entertainment, 
and Recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

.4; 
.47; 
1.0 

50% 4; 
5; 
10 

85%; 
20% 

Adequate to 
accommodate 
peak use 

Height not to exceed 
126 feet through 
Overlake Village 
Incentive Program. 

18 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

Education, Public Administration, Health Care, and other Institutions 
19 Education, 

Public 
Administration, 
Health Care, 
and other 
Institutions, 
except those 
listed below 
Educational 

.4; 
.47; 
1.0 

50% 4; 
5; 
10 

85%; 
20% 

See Special 
Regulations 

A. Religious 
institutions not 
permitted. 
B. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Government and 
Administration 

C. Parking: The number 
of spaces must be 
adequate to 
accommodate the peak 
shift as determined by 
the Administrator 
after considering the 
probable number of 
employees, etc. 

20 Institutional 
Health and 
Human Services 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Provisions for day 
care centers: 
1. Shall provide 
parking as follows: 
Employee on maximum 
shift (1.0, 1.0). 
2. Play equipment 
shall be located no 
less than 10 feet from 
any property line. 
3. Shall not be 
located closer than 
300 feet from existing 
day care operation in 
residential zone. 
B. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 

Day Care 
Centers 

Construction-Related Businesses 
21 Construction-

Related 
Businesses 

.4; 
.47; 
1.0 

50% 4; 
5; 
10 

85%; 
20% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall include a 
showroom open to the 
general public. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Height not to 
exceed 126 feet 
through Overlake 
Village Incentive 
Program. 
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Table 21.12.070B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Other 
22 Kiosk   1; 

1; 
1 

85%; 
15% 

 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. 

23 Vending carts 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.12.080 OV Zone 5. 

A.  Purpose. Zone 5 is located north of the SR 520 

interchange and encompasses approximately 1.7 acres of 

the Overlake Village. Commercial uses are emphasized 

here due to the site’s location next to the freeway 

interchange, highly trafficked arterial, and the 

immediately surrounding employment campuses. 

Residential uses are permitted but not required. 

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. 
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OV Zone 5 - Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentive
s 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Developme
nt Rights 
Program 

 

Special 
Regulations 

Buildi
ng 

Height 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public View 
Corridors & 
Gateways 

Densit
y 

Outdoo
r 

Storag
e, 

Displa
y & 

Enclos
ures 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 
Informati

on 

Transition 
Overlay Areas 

Imperv
ious 

Surfac
e 
 

Lighti
ng 

 Open 
Space 

Neighbor
hood 

  Overlake 
Incentive

s 

Wireless 
Communication 
Facilities 

Setbac
ks 
 

Hazard
ous 

Liquid 
Pipeli
nes 

       

 

B.  Maximum Development Yield.  

Table 21.12.080A 
Maximum Development Yield 

 Base Bonuses 
Available, 

and 
Quantity 

Max. Illustrations 

Floor 
area 
ratio 
(FAR) 

3.7 Incentive 
Program: 
1.3 

5 Example of a 5-story 
building with FAR = 
3.7 

 

Example of 5-story 
building with FAR = 5 
 

 

Refer to RZC 21.12.090 for 
floor area ratios. 

Height 5 
stories 

None in 
this 
example 

5 
stories 
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C.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating use classes 

with the use classes and associated definitions 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.  Addition 

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 determined by the Code Administrator 

for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-5 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 
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High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in OV-5 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  General Sales or 
Services 

L M  

1. Gasoline service; 
2. Outdoor automobile 
sales, rental and 
service; and 
3. Rental storage and 
mini-warehouses. 

 

N   

Business and Service General Sales or 
Services 

L M  

Food and Beverage General Sales or 
Services 

L M  

Pet and Animal Sales and 
Service 

General Sales or 
Services 

L M  

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Marijuana retail sales Marijuana retail sales P   
Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

L M, F, H 100-199 

1. Wholesale trade 
establishments, 
warehouse, and storage 
services 

 

N   

Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H 100-199, 

800-899, 
900-999 

1. Wholesale trade 
establishments  N   

Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

P   

Rapid charging station Rapid charging station P   
Battery exchange station Battery exchange station P   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities L, C   
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Regional utilities Regional utilities L, C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center L E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Health and Human 
Services 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Construction-Related 
Businesses 

Construction-Related 
Businesses 

L B  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in Zone 5. To use the chart, first 

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. Uses 

not listed are not permitted. 
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Table 21.12.080B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Residential1 
1 Multifamily 

Structure 
2.5; 
2.5; 
4.0 

0% 5; 
5; 
5 

85%; 
15% 

Unit (1.0, 
2.25) plus 
1 guest 
space per 4 
units for 
projects of 
6 units or 
more 

 

2 Mixed-Use 
Residential 

3 Dormitory Bed (0.75, 
0.75) 

4 Residential 
suite 

Bedroom 
(0.5, 1.0) 

5 Housing 
Services for 
the Elderly 

See Special 
Regulations 

A. Parking 
requirements are as 
follows: 
1. Multifamily housing 
for senior citizens: 
Unit (0.5, 2.0) 
2. Nursing home or 
long-term care 
facility: 4 patient 
beds (1.0, 1.0) 
3. Retirement 
residence with no 
skilled nursing 
facility: Unit (1.0, 
1.0) 
4. Retirement 
residence with skilled 
nursing facility: 
Worker on largest 
shift (1.25, 1.25) 
B. A traffic 
mitigation plan is 
required. The plan 
shall address traffic 
control, parking 
management (including 
mitigation of overflow 
parking into adjoining 
residential areas), 
and traffic movement 
to the arterial street 
system. 

General sales or services 
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Table 21.12.080B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

6 General Sales 
or Services 
Retail Sales 

.36; 

.41; 
.55 

0% 4; 
5; 
5 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. The following uses 
are not permitted: 
1. Gasoline service; 
2. Outdoor automobile 
sales, rental and 
service; and 
3. Rental storage and 
mini-warehouses. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Limited to less 
than 75,000 sq 
ft gross floor area in 
a single use, when 
involving the Retail 
Sales use class. 
D. Parking standards 
for restaurant uses: 
1. Sit-down 
restaurant: 1,000 sq 
ft gfa (9.0, 9.0) 
2. Take-out 
restaurant: 1,000 sq 
ft gfa (10.0, 10.0) 
E. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 

Business and 
Service 

Food and 
Beverage 

Pet and Animal 
Sales and 
Service 

7 Hotels, Motels 
and Other 
Accommodation 
Services1,2 

1.2; 
1.2; 
1.35 

0% 4; 
5; 
5 

85%; 
15% 

Rental room 
(1.0, 1.0) 

 

8 Marijuana 
retail sales 

.36; 

.41; 
.55 

0% 4; 5; 
5 

85% 
/ 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. See RZC 21.41 
Marijuana-related uses 
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Table 21.12.080B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

for additional 
requirements. 
B. The maximum number 
of parking stalls 
allowed may be 
increased to 5.0 per 
1,000 square feet of 
gross floor area for 
the retail components 
of mixed-use 
developments. 

Manufacturing and Wholesale Trade 
9 Manufacturing 

and Wholesale 
Trade 

.36; 

.41; 
.55 

0% 4; 
5; 
5 

85%; 
15% 

1,000 sq ft 
(2.0, 3.0) 

A. Wholesale trade 
establishments and 
warehouse and storage 
services not 
permitted. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 
C. Shall be considered 
a transitional use. 
See RZC 21.12.140, OV 
Transitional Use 
Requirements, for 
transitional use 
requirements. 

 Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

    1,000 sq ft 
(2.0, 3.0) 

 

Transportation, Communication, Information, and Utilities 
10 Road, Ground 

Passenger and 
Transit 
Transportation 

.36; 

.41; 
.55 

0% 4; 
5; 
5 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

11 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

A. Maximum building 
height of nine stories 
may be achieved 
through RZC 21.12.170, 
OV Incentive Program, 
on those properties 
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Table 21.12.080B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments, RZC 
21.04.030 
Comprehensive Allowed 
Uses Chart. 

12 Battery 
exchange 
station 

A. Maximum building 
height of nine stories 
may be achieved 
through RZC 21.12.170, 
OV Incentive Program, 
on those properties 
eligible for and 
applying the Regional 
Stormwater Management 
Facility incentive. 
B. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 

13 Communications 
and Information 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Shall not be 
materially detrimental 
in terms of noise, 
truck traffic and 
other potential 
operational impacts 
with nearby multistory 
mixed-use/residential 
developments. 

14 Local Utilities Adequate to 
accommodate 
peak use 

Requires a conditional 
use permit if 40 feet 
in height or greater. 
See RZC 21.76.070.K, 
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Table 21.12.080B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

Conditional Use 
Permit. 

15 Regional 
Utilities 

Requires a conditional 
use permit. See RZC 
21.76.070.K, 
Conditional Use 
Permit. 

16 Wireless 
Communication 
Facilities 

See RZC 21.56. 
Wireless Communication 
Facilities, for 
specific development 
requirements. 

Arts, Entertainment, and Recreation 
17 Arts, 

Entertainment, 
and Recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

.36; 

.41; 
.55 

0% 4; 
5; 
5 

85%; 
15% 

Adequate to 
accommodate 
peak use 

 

18 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

Education, Public Administration, Health Care, and other Institutions 
19 Education, 

Public 
Administration, 
Health Care, 
and other 
Institutions, 
except those 
listed below 
Educational 

.36; 

.41; 
.55 

0% 4; 
5; 
5 

85%; 
15% 

See Special 
Regulations 

A. Religious 
institutions not 
permitted. 
B. Parking: The number 
of spaces must be 
adequate to 
accommodate the peak 
shift as determined by 
the Administrator 
after considering the 
probable number of 
employees, etc. 

Government and 
Administration 

20 Institutional 
Health and 
Human Services 

1,000 sq fg  
ft 
gfa (2.0, 
3.0) 

A. Provisions for day 
care centers: 
1. Shall provide 
parking as follows: 
Employee on maximum 
shift (1.0, 1.0). 

Day Care 
Centers 
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Table 21.12.080B 
Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Min. 
Res. 
Floor 
Area 

Max. 
Height 

Max. 
ISR 
/ 

Min. 
LSR 

Parking 
Ratio: Unit 
of Measure 

(Min. 
required, 

Max. 
allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 

GBP; 
w / 
IP 

Base; 
w / 
TDRs 
or 
GBP; 
w / IP 

2. Play equipment 
shall be located no 
less than 10 feet from 
any property line. 
3. Shall not be 
located closer than 
300 feet from existing 
day care operation in 
residential zone. 

Construction-Related Businesses 
21 Construction-

Related 
Businesses 

.36; 

.41; 
.55 

0% 4; 
5; 
5 

85%; 
15% 

1,000 sq ft 
gfa (2.0, 
3.0) 

Shall be considered a 
transitional use if 
use does not include a 
showroom open to the 
general public. See 
RZC 21.12.140, OV 
Transitional Use 
Requirements, for 
transitional use 
requirements. 

Other 
22 Kiosk   1; 

1; 
1 

85%; 
15% 

 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. 

23 Vending carts 
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Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter RZC 

21.57.010 Permanent Supportive Housing, Transitional 

Housing, and Emergency Housing.  Emergency Shelter is 

subject to chapter  RZC 21.57.020 Emergency Shelter. 

 Section 12.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.12 Overlake Regulations. The provisions of RZC Chapter 

21.12, Section 21.12.090 OV Floor Area is hereby amended to read 

as follows:   

RZC 21.12.090 OV Floor Area. 

OV Floor Area is hereby amended to read as follows: 

A. All legal lots are allowed the greater of either the 

maximum allowed Floor Area Ratio (FAR) or 10,000 square 
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feet of buildings provided all other applicable site 

requirements are met. 

B. The FAR for nonresidential and residential uses within a 

given development are individually calculated and may be 

added together for a cumulative total, provided that the 

respective maximum FAR for each use is not exceeded, unless 

otherwise provided for. 

C. Floor area ratio calculations shall be based on the gross 

site area prior to any provision of space for public 

amenities. 

D. Repealed. 

Table RZC 21.12.090 OV Floor Area 

Use Types OV 1/2/3/5 

Base FAR 

  

OV 1/2/3/5 

FAR w/ TDR 

or GBP FAR 

w/ 

Incentive 

OV 4 

 Base 

FAR 

  

OV 4 

 FAR w/ TDR 

or GBP FAR 

w/ Incentive 

Residenti

al 

2.5 N/A 4 2.5 

  

N/A  

4 
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Non-

Residenti

al Per 

Use Class 

0.36 0.41 

0.55 

0.4 

  

0.47 

1.0 

Hotel/Mot

el/ Other 

Accommoda

tion 

Services 

1.2 N/A 1.35 0.4 

  

0.47 

1.0 

Maximum 

Combined 

FAR 

(Mixed 

Use) 

5.35 

  

5.2 

Notes: Applicability: This table summarizes the permitted 

Floor Area Ratio for different types of uses based on their 

OV Zone Designation. 

Base FAR = Maximum floor area ratio without any incentives 

applied 
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FAR w/ TDR or GBP = Maximum floor area ratio with Transferred 

Development Rights (See RZC 21.48) or Green Building and Green 

Infrastructure Incentive Program (See RZC 21.67) 

FAR w/ Incentive = Maximum floor area ratio with use of 

incentive program (See RZC 21.12.170) 

 Section 13.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.12 Overlake Regulations. The provisions of RZC Section 

RZC 21.12.100 OV Building Height are hereby amended to include new 

provision to Paragraph 21.12.100.D. Water Table as follows:   

NEW SECTION. RZC 21.12.100.D Water Table. In areas with 

verifiable shallow water tables where subterranean 

parking is infeasible or detrimental to natural 

resources, the maximum number of stories within the zone 

may be exceeded in the amount necessary to accommodate 

minimum parking ratios in above-grade structured 

parking. The maximum number of additional stories beyond 

the height maximum is three stories. Structured parking 

shall be placed on the interior of a building shell where 

feasible and shall be subject to design regulations of 

Article III of the Redmond Zoning Code. 

The following are required for a request to go 

beyond the height maximum based on shallow water 

tables: 
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1. A verifiable water table analysis in the form of a 

hydrological or geotechnical report; 

2. A shadow study to identify impacts to open 

spaces, public areas, and neighboring 

developments; 

3. A parking reduction request in conformance 

with RZC 21.40.010.D. which requests the 

lowest amount of parking feasible to 

support the proposed use. A transportation 

management plan may be required in tandem 

with the parking reduction request; and 

4. The parking garage floor shall be 

horizontal to accommodate future 

adaptive reuse. 

Section 14.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.12 Overlake Regulations. The provisions of RZC Chapter 

21.12, Section 21.12.170 OV Incentive Program are hereby amended 

to read as follows:   

RZC 21.12.170 OV Incentive Program 

A. Purpose. The purpose of this section is to enhance 

the character and overall livability of Overlake 
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Village. The incentive program does this by 

incentivizing features that implement 

neighborhood goals and respond to needs for 

public amenities, housing opportunities, and 

environmental sustainability. The incentive 

program reduces the cost of these features by 

allowing increased building height and floor area, 

as well as additional permitted uses. This section 

also indicates identifies the City’s priorities 

for provision of these desired features. 

B. Features and Incentives. 

1. Table 21.12.170A, Priority Features and Incentives, 

indicates identifies high-priority features and 

maximum incentives available in each zone. Table 

21.12.170B, Additional Features and Incentives, 

indicates identifies additional bonus features 

and incentives. Following the tables, subsection 

paragraph D. Features Explained, explains the 

features in detail. 

2. Applicants are required to provide all applicable 

Priority Features in Table 21.12.170A before 

they are eligible to receive incentives for 
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Additional Features from Tables 21.12.170A or 

21.12.170B.In order for sites to qualify for 

development incentives the applicant must 

provide the applicable feature(s) described in 

Table 21.12.170A, Priority Features and 

Incentives. 

3. An applicant may provide additional features from 

Table 21.12.170A or 21.12.170B to qualify for 

additional development incentives. The same land 

area may not be used to qualify for two bonus 

features. For example, an applicant whose site 

is shown for a major park on Map 12.1, Overlake 

Village Subarea Map, and who satisfies that 

requirement must provide additional space for an 

outdoor plaza in order to receive additional 

development incentives. 

4. The Decarbonization incentive includes all of the 

following requirements to achieve the incentive: 

a.  Provide only high efficiency heat pump for 

space heating;  

b.  Provide only hot water heat pumps; 

c.  Avoid natural gas for cooking. Deviations 
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may be proposed that provide electrical 

outlets, supporting future conversion to 

electrical appliances; 

d.  Install utilities for EV and solar 

readiness; 

e.  Confirm 3–5-year Green Power, purchase 

contract from PSE to offset all operational 

energy use based on energy modeling; and 

f.  Install a Building Automation System (BAS) 

for increased occupant control and for 

automatic switch-off when systems are not 

in use. 

g.  A confirmation shall be provided to the City 

every five years by the property owner, 

confirming that the carbon emissions of the 

site remain the same or have reduced. A 

binding agreement will be used to provide 

such confirmation.  This agreement must run 

with the building and stay in place in 

perpetuity.   

5. LEED Certification/Green Building (or equivalent 

certification system that meets or exceeds the 
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minimum energy, water, and natural systems 

outcomes) and Tree Canopy Strategic Plan 

requires the following to achieve the LEED 

Platinum incentive: 

a.  LEED Platinum or an equivalent Green 

Building Rating and Certification System  

shall be combined with the offset of 

operational energy through direct contract 

with PSE or through support of the City’s 

Tree Canopy Strategic Plan.   

b.  Support of the Tree Canopy Strategic Plan 

shall be provided as plantings located in 

the City’s greenbelt, where capacity is 

available.  

c.  Plantings shall be confirmed with Public 

Works and Parks during project proposal. 

C. Restrictions. 

1. Features provided through this program for parks, 

stormwater facilities or plazas may not be 

counted toward satisfaction of the minimum usable 

open space requirements in RZC 21.12.120, OV 

Residential Usable Open Space. 
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2. Transfer of Development Rights may not be used to 

exceed the maximum building height allowed through 

this program. 

Table 21.12.170A 
Priority Features and Incentives 

  
Priority Feature 

Applicabl
e Zones 

 
Maximum Incentive Per Feature 

 
 
 

1
. 

 
 
 
Regional 
Stormwater 
Management 
Facility 

 
 

1 and 3 
as 
indicate
d on map 

Three additional stories for all residential 
buildings within the development project limit, 

Four additional stories for all commercial 
buildings within the development project limit, 
 
Additional 1.5 FAR for residential uses, and 
Additional 0.19 FAR for commercial uses. 

 
 
 

2
. 

 
 
 

Major Park 

 
 
 

4 

Three additional stories for all residential 
buildings within the development project limit, 

Four additional stories for all commercial 
buildings within the development project limit, 

Additional 1.5 FAR for residential uses, and 
Additional 0.15 FAR for commercial uses. 

 
 
 
 
3
. 

 
 
 

20% 
Affordable 
Housing1 

 
 
 
 
1, 2, 3, 
4, 5 

One additional story for 50 percent of the 
buildings in the development 

Additional residential floor area at 2.5 times 
the equivalent floor area provided for each 
affordable unit beyond the minimum required by 
RZC 21.20 up to a maximum total residential FAR 
of 3.75. 

The bonus residential floor area may be used to 
increase building height by up to one story. 
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4
. 

Plaza Improvement 
Decarbonization  
 

1, 2, 3, 
4, 5 

One of the following: 
Additional 1.5 FAR for residential uses, or 
Additional 0.15 FAR for commercial and hotel 
uses, or 
One additional story for 50 percent of the 
buildings in the development, or 
Expanded list of nonresidential land uses to 
include uses considered transitional in RZC 
21.12.040 through 21.12.060 and 21.12.080, OV 
Zones 1 through 3 and 5. Only available if 
required residential development per RZC 
21.12.040 through 21.12.070, OV Zones 1 through 4 
has been constructed. 
 
 
Maximum stories allowed in the zone for all 
buildings (residential and commercial) within the 
project limit. 
 
Additional 1.5 FAR for residential uses, and 
Maximum FAR allowed in the zone for commercial 
uses. 
 

5
.  

LEED 
Certification/Gree
n Building (or 
equivalent 
certification 
system that meets 
or exceeds the 
minimum energy, 
water, and natural 
systems outcomes) 
and Tree Canopy 
Strategic Plan2 

1, 2, 3, 
4, 5 

LEED Gold:  Additional .25 FAR for 
residential uses and an additional .25 FAR 
for commercial uses. 
 
LEED Platinum: Additional .25 FAR for 
residential uses, additional .25 FAR for 
commercial, and one story height bonus for 
all buildings within the project limit. 

 

Notes: 

1. The 20% affordable housing requirement may be 

combined with the required 10% affordable housing 

requirement of RZC 21.20. Alternative compliance 

methods, such as deeper affordability, may be utilized 

as provided by RZC 21.20.050. 
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2. If providing the LEED Platinum Certification Priority 

Feature, only one Priority Feature is required to meet 

applicability requirements to access the Additional 

Features and Incentives contained in Table 21.12.170B if 

Regional Stormwater Facility and Major Park Priorities 

have already been provided or are deemed inapplicable to 

the proposed site as determined by the Technical 

Committee. A Technical Committee determination of 

inapplicability shall be based on location, feasibility, 

and/or functionality. 

 

Table 21.12.170B 
Additional Features and Incentives 

  
Additional 
Features 

Applicab
le Zones 

 
Maximum Incentive Per Feature 

 
 
 
 
 
15
. 

 
 
 
 

Green Building or 
Development 

 
 
 
 
 
1, 2, 3, 
4, 5 

One additional story for each building designed 
and constructed to meet the certification 
described in RZC 21.67, Green Building and 
Green Infrastructure Incentive Program (GBP), 
and 

Expanded list of nonresidential land uses to 
include uses considered transitional in RZC 
21.12.040 through 21.12.060 and 21.12.080, OV 
Zones 1 through 3 and 5. Only available if 
required residential development per RZC 
21.12.040 through 21.12.070, OV Zones 1 through 
4 has been constructed. 

26
. 

Residential Uses 
Above Minimum 
Required 

1, 2, 3, 
4 

One additional story for all buildings within 
the development project limit. 

   One additional story for all buildings within 
the development project limit, 
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63
. 

Subterranean 
Parking 
Or 
Combination 
Subterranean and 
Wrapped Structured 
Parking 

1, 2, 3, 
4, 5 

Additional 1.5 FAR for residential uses, 

Additional 0.15 FAR for commercial uses, and 

Expanded list of nonresidential land uses to 
include uses considered transitional in RZC 
21.12.040 through 21.12.060 and 21.12.080, OV 
Zones 1 through 3 and 5. Only available if 
required residential development per RZC 
21.12.040 through 21.12.070, OV Zones 1 through 
4 has been constructed. 

 

8. 

Combination 
Subterranean and 
Wrapped Structured 
Parking 

 

1, 2, 3, 
4, 5 

 

Select one of the incentives offered for 
Feature 7. 

 

Section 15.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.12 Overlake Regulations. The provisions of RZC 

Chapter 21.12, Section 21.12.200 OBAT Regulations Common to All 

Uses, Paragraph 21.12.200.C Street Cross Section are hereby 

amended to read as follows: 

RZC 21.12.200.C. Street Cross Section. 

1. . . .  

2. Map 12.6, Overlake Business and Advanced Technology 

(OBAT) Cross Sections and Table. 

Table 21.12.200B 

Requirements for Cross Sections 

Standar

d 

Cross Section 

A C D F G H I J 

Right of Way Geometry 

Sidewal

k 

8 

(SB/WB)

; 

6 

(Bot

h 

12 (Both 

Sides) 

6 

(Bot

h 

8.5 (Both 

Sides) 

8 

(SB/WB

); 

9 

8.5 

(SB/WB); 

note 2, 

8.5 (Both 

Sides) 

548



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 461 of 714  Ordinance No. _____ 

AM No. _____ 
 

12 

(NB/EB) 

Side

s) 

Side

s) 

(NB/EB

) 

below 

(NB/EB) 

5-Foot 

Plantin

g Strip 

or 4-

Foot 

Furnitu

re Zone 

with 

Tree 

Grates 

5 (Both 

Sides) 

5 

(Bot

h 

Side

s) 

4 (Both 

Sides) 

5 

(Bot

h 

Side

s) 

0 (Both 

Sides) 

0 

(Both 

Sides) 

0 

(SB/WB); 

note 2, 

below 

(NB/EB) 

0 (Both 

Sides) 

On-

Street 

Parking 

0 (Both 

Sides) 

0 

(Bot

h 

Side

s) 

8 (Both 

Sides) 

0 

(Bot

h 

Side

s) 

0 (Both 

Sides) 

0 

(Both 

Sides) 

0 (Both 

Sides) 

0 (Both 

Sides) 

Bike 

Lane 

0 (Both 

Sides) 

5.5 

(Bot

h 

Side

s) 

5.5 (Both 

Sides) 

5.5 

(Bot

h 

Side

s) 

5.5 (Both 

Sides) 

5.5 

(Both 

Sides) 

5.5 (Both 

Sides) 

5.5 (Both 

Sides) 

GP 

Lanes 

22 

(Both 

Sides) 

11 

(Bot

h 

Side

s) 

11 (Both 

Sides) 

22 

(Bot

h 

Side

s) 

22 (Both 

Sides) 

22 

(Both 

Sides) 

22 (Both 

Sides) 

11 (Both 

Sides) 

Median 

/ Two 

Way 

Left 

Turn 

Lane 

12 12 14 12 12 14 12 12 

Notes 

Notes A. 

Separat

e 

multius

e path 

paralle

l to 

corrido

r. 

B. 

Street 

 A. Interim 

pending 

the 

results of 

a corridor 

study 

conducted 

in 

coordinati

on with 

identifica

tion of a 

 Street 

trees 

shall be 

planted 

in 

sidewalk 

area per 

the 

Recommend

ed Street 

Tree List 

or as 

 A. Street 

trees 

shall be 

planted 

in 

sidewalk 

area per 

the 

Recommend

ed Street 

Tree List 

or as 

Street 

trees 

shall be 

planted 

in 

sidewalk 

area per 

the 

Recommend

ed Street 

Tree List 

or as 
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section 

shared 

by 

Bellevu

e and 

Redmond

. 

C. 

Outside 

GP lane 

13 

feet. 

Inside 

GP lane 

11 

feet. 

light rail 

alignment 

by the 

Sound 

Transit 

Board of 

Directors. 

B. Light 

rail in 

the 

corridor 

would 

result in 

the 

removal of 

the median 

and on-

street 

parking. 

otherwise 

required 

by the 

Parks 

Departmen

t’s 

Street 

Tree 

program. 

otherwise 

required 

by the 

Parks 

Departmen

t’s 

Street 

Tree 

program. 

B. 

Expanded 

pedestria

n zone 

shall 

include 

10-foot-

wide 

sidewalk 

between 

two 

planting 

areas, 

one 

adjacent 

to the 

street 

and one 

adjacent 

to 

adjacent 

private 

developme

nt. Total 

right-of-

way width 

shall be 

82 feet, 

with 

easement 

for 

remainder 

of 

expanded 

pedestria

n zone. 

otherwise 

required 

by the 

Parks 

Departmen

t’s 

Street 

Tree 

program. 
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Section 16.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.12 Overlake Regulations. The provisions of RZC 

Chapter 21.12, Section 21.12.210 OBAT Allowed Uses and Basic 

Development Standards are hereby amended to read as follows:   

RZC 21.12.210 OBAT Allowed Uses and Basic Development 

Standards. 

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. 

OBAT Zone - Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environme
nt 

 

Communit
y 

 

Process 

 

Money 

 

Incentives 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscapi
ng 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedur

es 

Developm
ent Fees 

Transfer 
Development 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 
Surfac

e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordab
le 

Housing 

Developm
ent 

Services 

 General 
Incentive 
Information 

Transition 
Overlay 
Areas 
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Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 

       

 

A.  General Allowed Uses and Cross-References. 

The following table provides references for each of the 

allowed use classes for the zone.  References are 

provided for assistance in associating current use 

classes with the use classes and associated 

definitions in effect prior to December 31, 2021.  

Additional references assist in aligning use classes 

with the Redmond Building Code, Institute of 

Transportation Engineers (ITE) Trip Generation Manual, 

and the City’s Business Licensing system.   

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 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in OBAT Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in OBAT 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 General Sales or 
Services 

L M  

1. Pet and animal sales 
or services; 
2. Veterinary services; 
3. Full-service 
restaurant; and 
4. Travel arrangement 
and reservation 
services. 
5. Allowed retail sales 
uses are limited to 
convenience uses only. 

 

N   

Business and Service General Sales or 
Services 

L M  

1. Limited to property 
management services 
only. 

 
L   

Food and Beverage General Sales or 
Services 

L M  

1. Limited to 
convenience uses only.  L   

Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

L M, F, H 100-199 

1. Outdoor storage  N   
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Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

L   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities P   
Large Satellite Dishes / 
Amateur Radio Tower 

Large Satellite Dishes / 
Amateur Radio Tower 

P   

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Day care center Day care center L E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health and 
Human Services 

Health and Human 
Services 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Faith-based and Funerary Religious Institution L A, B, H, 
I, R, S 

500-599 

Construction-Related 
Businesses 

Construction-Related 
Businesses 

L B  

 

A B.  Allowed Uses and Basic Development Standards. The 

following table (see below) contains the basic zoning 

regulations that apply to uses in the Overlake 

Business and Advanced Technology (OBAT) 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 
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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.  

Table 21.12.210A 
OBAT Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Max. 
Height 

Parking Ratio: Unit 
of Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP 

Base; 
w / 
TDRs 
or GBP 

Residential1 
1 Multifamily 

Structures 
1.0; 
1.0 

5; 
6 

Unit (1.0, 2.25) plus 
1 guest space per 4 
units for projects of 
6 units or more 

 

2 Mixed-Use 
Residential 

3 Dormitory Bed (0.75, 0.75) 
4 Residential 

suite 
Bedroom (0.5, 1.0) 

General sales or services 
5 General Sales 

or Service 
Retail Sales 

.55; 
.62 

9; 
10 

1,000 sq ft gfa (2.0, 
3.0) 

A. The following uses are 
prohibited: 
1. Pet and animal sales 
or services; 
2. Veterinary services; 
3. Full-service 
restaurant; and 
4. Travel arrangement and 
reservation services. 
B. Convenience uses only. 
C. If open to the general 
public, use shall: 
1. Be located in multi-
tenant buildings or as 
part of mixed-use 
developments; and, 
2. Not exceed 20,000 
square feet of gross 
floor area on a single 
site or 30,000 square 
feet of gross floor area 
on a single site if an 
athletic club or fitness 
center is included. 
D. If open only to 
internal employees, use 
is not subject to the 
above constraints. 
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Table 21.12.210A 
OBAT Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Max. 
Height 

Parking Ratio: Unit 
of Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP 

Base; 
w / 
TDRs 
or GBP 

E. Automobile sales, 
rental and service not 
allowed except for 
service to public transit 
or company-owned vehicles 
provided the following 
conditions are met: 
1. Requires a conditional 
use permit. See RZC 
21.76.070.K, Conditional 
Use Permit. 
2. Service for company-
owned vehicles shall be 
accessory to another use. 
3. Not permitted within a 
Transition Overlay. 
F. Gasoline service 
requires a conditional 
use permit. See RZC 
21.76.070.K, Conditional 
Use Permit. 
G. The maximum number of 
parking stalls allowed 
may be increased to 5.0 
per 1,000 square feet of 
gross floor area for the 
retail components of 
mixed-use developments. 

6 Real Estate 
Services 
Business and 
Service 

.55; 
.62 

9; 
10 

1,000 sq ft gfa (2.0, 
3.0) 

Property management 
services only. 

 Food and 
Beverage 

.55; 
.62 

9; 
10 

1,000 sq ft gfa (2.0, 
3.0) 

 

Manufacturing and Wholesale Trade 
7 Manufacturing 

and Wholesale 
Trade 

.55; 
.62 

9; 
10 

1,000 sq ft gfa (2.0, 
3.0) 

Outdoor storage not 
permitted. 

Transportation, Communication, Information, and Utilities 
8 Road, Ground 

Passenger and 
Transit 
Transportation 

.55; 
.62 

9; 
10 

1,000 sq ft gfa (2.0, 
3.0) 

 

9 Rapid charging 
station 

Adequate to 
accommodate peak use 

Shall not be located on a 
parcel that abuts a 
residential zone, RZC 
21.04.030 Comprehensive 
Allowed Uses Chart. 
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Table 21.12.210A 
OBAT Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Max. 
Height 

Parking Ratio: Unit 
of Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP 

Base; 
w / 
TDRs 
or GBP 

10 Battery 
exchange 
station 

Shall not be located on a 
parcel that abuts a 
residential zone. 

11 Communications 
and Information 

1,000 sq ft gfa (2.0, 
3.0) 

 

12 Local 
Utilities; 
Regional 
Utilities 

Adequate to 
accommodate peak use 

Requires a conditional 
use permit if 40 feet in 
height or greater. See 
RZC 21.76.070.K, 
Conditional Use Permit. 

13 Large Satellite 
Dishes/Amateur 
Radio Tower 

.55; 
.62 

9; 
10 

Adequate to 
accommodate peak use 

See RZC 21.56, Wireless 
Communication Facilities. 

14 Antenna Array 
and Base 
Station 

A Conditional Use Permit 
may be required; see RZC 
21.56, Wireless 
Communication Facilities, 
for specific development 
requirements. 

15 Antenna Support 
Structures 

Requires a conditional 
use permit (see RZC 
21.76.070.K, Conditional 
Use Permit) and must 
comply with RZC 21.56, 
Wireless Communication 
Facilities. 

Arts, Entertainment, and Recreation 
16 Arts, 

Entertainment, 
and Recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

.55; 
.62 

9; 
10 

Adequate to 
accommodate peak use 

 

17 Natural and 
other 
recreational 
parks 

1,000 sq ft gfa (0, 
adequate to 
accommodate peak use) 

 

Education, Public Administration, Health Care, and other Institutions 
18 Education, 

Public 
Administration, 
Health Care, 
and other 
Institutions 
except those 
listed below 
Educational 

.55; 
.62 

9; 
10 

See Special 
Regulations 

A. Associations, 
nonprofit organizations, 
etc., are not permitted. 
B. Parking: The number of 
spaces must be adequate 
to accommodate the peak 
shift as determined by 
the Administrator after 
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Table 21.12.210A 
OBAT Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Max. 
Height 

Parking Ratio: Unit 
of Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP 

Base; 
w / 
TDRs 
or GBP 

Institutional 
Health and 
Human Services 

considering the probable 
number of employees, etc. 

Government and 
Administration 

19 Day Care Center .62; 
.62 

Employee on maximum 
shift (1.0, 1.0) 

A. Play equipment shall 
be located no less than 
10 feet from any property 
line. 
B. Shall not be located 
closer than 300 feet from 
existing day care 
operation in residential 
zone. 
C. If built at greater 
than 0.55 FAR without use 
of TDRs, deed 
restrictions shall be 
placed on building space 
to require space is used 
permanently for a day 
care center and no other 
uses. 

20 Religious 
Institutions 
Faith-based and 
Funerary 

.55; 
.62 

Assembly uses: 1,000 
sq ft gfa (10.0, 
10.0), or number of 
fixed seats (0.2, 
0.2) 
Other uses: 1,000 sq 
ft gfa (2.0, 3.0) 

A. A seat is one fixed 
seat or 18 inches on a 
pew or bench or seven 
square feet in the 
general assembly area 
(including aisle space, 
but excluding stage, 
podium, lobby, and space 
for musical instruments). 
B. Storage locations of 
buses/vans over 10,000 
gvw shall be shown on a 
plan and screened from 
neighboring properties or 
right-of-way. 
C 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. 
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Table 21.12.210A 
OBAT Allowed Uses and Basic Development Standards 

§ Use Max. 
FAR 

Max. 
Height 

Parking Ratio: Unit 
of Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

Base; 
w / 
TDRs 
or 
GBP 

Base; 
w / 
TDRs 
or GBP 

D. Steeples, bell towers, 
crosses or other s 
Symbolic religious icons 
mounted on the rooftop 
may exceed the maximum 
shoreline building height 
by 15 feet. (SMP) 
E. Maximum height for 
separate structures on-
site, such as bell 
towers, crosses, 
statuary, or other 
symbolic religious icons 
is 50 feet. 
F. A traffic mitigation 
plan is required. The 
plan shall address 
traffic control, parking 
management (including 
mitigation of overflow 
parking into adjoining 
residential areas), and 
traffic movement to the 
arterial street system. 
G B. Requires a 
conditional use permit if 
750 seats or greater. See 
RZC 21.76.070.K, 
Conditional Use Permit. 
 
C. Refer to RZC 21.08.280 
Faith-Based and Funerary 
for requirements 
concerning faith-based 
and funerary uses. 

Construction-Related Businesses 
21 Construction-

Related 
Businesses 

.55; 
.62 

9; 
10 

1,000 sq ft gfa (2.0, 
3.0) 

Shall not include a 
showroom open to the 
general public. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 
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RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

B.  Repealed. 

Section 17.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.13 Southeast Redmond. The provisions of RZC Chapter 

21.13, Sections 21.13.020 Northeast Design District, 21.13.030 

Regional Retail Design District, 21.13.040 Marymoor Design 

District, 21.13.070 MDD1, 21.13.080 MDD2, 21.13.090 MDD3, 

21.13.100 MDD4, and 21.13.110 MDD5 are hereby amended to read as 

follows:   

RZC 21.13.020 Northeast Design District. 

A.  Purpose. The purpose of the Northeast Design District is 

to create a transition from single-family residential 

areas in the south to industrial areas in the north 

and to provide opportunities for businesses that 

require larger footprints. The purpose is also to 

establish and maintain a transition from the urban 

development within the district to the rural areas 

east of the city limits. This will be accomplished by 

careful siting of buildings, vegetated buffers and 
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park spaces, campus-like settings, and master 

planning. The performance zoning regulations in this 

chapter grant significant flexibility in terms of 

allowed uses while establishing district-specific 

design standards. Standards in this chapter emphasize 

transition from lower- to higher-intensity uses, 

creating neighborhood character and a sense of place 

through site and building design, and connecting this 

area to parks and regional trails located to the east. 

The Northeast Design District comprises three 

performance areas called NDD1, NDD2, and NDD3. 

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. 
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C.  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, 

Northeast Design District – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 

 

Community 

 

Process 

 

Money 

 

Incenti
ves 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu

res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 
Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 
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https://www.redmond.gov/DocumentCenter/View/18849/NDD-Height
https://www.redmond.gov/DocumentCenter/View/18849/NDD-Height
https://www.redmond.gov/DocumentCenter/View/18849/NDD-Height
https://redmond.municipal.codes/RZC/21.24
https://www.redmond.gov/DocumentCenter/View/18853/NDD-Parking
https://www.redmond.gov/DocumentCenter/View/18853/NDD-Parking
https://www.redmond.gov/DocumentCenter/View/18851/NDD-Landscaping
https://www.redmond.gov/DocumentCenter/View/18851/NDD-Landscaping
https://redmond.municipal.codes/RZC/21.30
https://redmond.municipal.codes/RZC/21.30
https://redmond.municipal.codes/RZC/21.30
https://redmond.municipal.codes/RZC/21.30
https://redmond.municipal.codes/RZC/21.30
https://redmond.municipal.codes/RZC/VI
https://redmond.municipal.codes/RZC/VI
https://redmond.municipal.codes/RZC/VI
https://www.redmond.gov/504/Development-Services-Fees
https://www.redmond.gov/504/Development-Services-Fees
https://www.redmond.gov/504/Development-Services-Fees
https://redmond.municipal.codes/RZC/21.48
https://redmond.municipal.codes/RZC/21.48
https://redmond.municipal.codes/RZC/21.48
https://redmond.municipal.codes/RZC/21.48
https://redmond.municipal.codes/RZC/21.48
https://redmond.municipal.codes/RZC/21.48
https://www.redmond.gov/DocumentCenter/View/18855/NDD-Special-Regulations
https://www.redmond.gov/DocumentCenter/View/18855/NDD-Special-Regulations
https://www.redmond.gov/DocumentCenter/View/18855/NDD-Special-Regulations
https://www.redmond.gov/DocumentCenter/View/18845/NDD-Density
https://www.redmond.gov/DocumentCenter/View/18845/NDD-Density
https://redmond.municipal.codes/RZC/21.44
https://redmond.municipal.codes/RZC/21.52
https://redmond.municipal.codes/RZC/21.52
https://redmond.municipal.codes/RZC/21.52
https://www.redmond.gov/DocumentCenter/View/18856/NDD-Trees
https://www.redmond.gov/DocumentCenter/View/18846/NDD-Design-Standards
https://www.redmond.gov/DocumentCenter/View/18846/NDD-Design-Standards
https://www.redmond.gov/395/Applications-Forms
https://www.redmond.gov/35/Business
https://www.redmond.gov/35/Business
https://www.redmond.gov/35/Business
https://redmond.municipal.codes/RZC/21.67
https://redmond.municipal.codes/RZC/21.67
https://redmond.municipal.codes/RZC/21.67
https://redmond.municipal.codes/RZC/21.67
https://redmond.municipal.codes/RZC/21.67
https://redmond.municipal.codes/RZC/21.67
https://redmond.municipal.codes/RZC/21.42
https://redmond.municipal.codes/RZC/21.42
https://redmond.municipal.codes/RZC/21.42
https://redmond.municipal.codes/RZC/21.42
https://www.redmond.gov/DocumentCenter/View/18850/NDD-Impervious-Surface
https://www.redmond.gov/DocumentCenter/View/18850/NDD-Impervious-Surface
https://www.redmond.gov/DocumentCenter/View/18850/NDD-Impervious-Surface
https://www.redmond.gov/DocumentCenter/View/18850/NDD-Impervious-Surface
https://redmond.municipal.codes/RZC/21.38
https://redmond.municipal.codes/RZC/21.38
https://redmond.municipal.codes/RZC/21.38
https://redmond.municipal.codes/RZC/21.38
https://redmond.municipal.codes/RZC/21.38
https://redmond.municipal.codes/RZC/21.38
https://redmond.municipal.codes/RZC/21.38
https://www.redmond.gov/DocumentCenter/View/18844/NDD-Critical-Areas
https://www.redmond.gov/DocumentCenter/View/18844/NDD-Critical-Areas
https://www.redmond.gov/DocumentCenter/View/18844/NDD-Critical-Areas
https://www.redmond.gov/DocumentCenter/View/18844/NDD-Critical-Areas
https://www.redmond.gov/DocumentCenter/View/18843/NDD-Affordable-Housing
https://www.redmond.gov/DocumentCenter/View/18843/NDD-Affordable-Housing
https://www.redmond.gov/898/Development-Services
https://www.redmond.gov/898/Development-Services
https://www.redmond.gov/898/Development-Services
https://www.redmond.gov/898/Development-Services
https://www.redmond.gov/DocumentCenter/View/18847/NDD-Development-Incentives
https://www.redmond.gov/DocumentCenter/View/18847/NDD-Development-Incentives
https://www.redmond.gov/DocumentCenter/View/18847/NDD-Development-Incentives
https://www.redmond.gov/DocumentCenter/View/18847/NDD-Development-Incentives
https://www.redmond.gov/DocumentCenter/View/18847/NDD-Development-Incentives
https://redmond.municipal.codes/RZC/21.50
https://redmond.municipal.codes/RZC/21.50
https://redmond.municipal.codes/RZC/21.50
https://www.redmond.gov/DocumentCenter/View/18854/NDD-Setbacks
https://www.redmond.gov/DocumentCenter/View/18854/NDD-Setbacks
https://redmond.municipal.codes/RZC/21.34
https://redmond.municipal.codes/RZC/21.34
https://www.redmond.gov/DocumentCenter/View/18852/NDD-Open-Space
https://www.redmond.gov/DocumentCenter/View/18852/NDD-Open-Space
https://www.redmond.gov/891/Neighborhoods
https://www.redmond.gov/891/Neighborhoods
https://redmond.municipal.codes/RZC/21.56
https://redmond.municipal.codes/RZC/21.56
https://redmond.municipal.codes/RZC/21.56
https://redmond.municipal.codes/RZC/21.56
https://redmond.municipal.codes/RZC/21.26
https://redmond.municipal.codes/RZC/21.26
https://redmond.municipal.codes/RZC/21.26
https://redmond.municipal.codes/RZC/21.26
https://redmond.municipal.codes/RZC/21.26
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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 ##.##.###.#    General Allowed Uses and Cross-References in NDD1 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

Low Density 
Residential 
Medium Density 
Residential 

Detached 
dwelling unit 

Detached 
dwelling unit 

P R 200-299 

Size-limited 
dwelling 

Size-limited 
dwelling 

P R 200-299 

Cottage Cottage P   
Accessory 
dwelling unit 

Accessory 
dwelling unit 

P   

Tiny home  P   
Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

P R 200-299 

Stacked flat  P R 200-299 
Courtyard 
Apartments 

 P R 200-299 

Manufactured 
home 

Manufactured 
home 

P R 200-299 

Multifamily 
structure 

Multifamily 
structure 

P R 200-299 
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Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

L, C I 600-699 

Adult family 
home 

Adult family 
home 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in NDD1 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 

Arts, Entertainment, 
Recreation, and Assembly 

Arts, Entertainment, and 
Recreation 

L A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

L, C  400-499 

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Antenna support 
structures 

Antenna support 
structures 

C   

Large satellite dish Large satellite dish P   
Amateur radio tower Amateur radio tower P   
Antenna array and base 
station 

Antenna array and base 
station 

C   

Family day care provider Family day care provider L E 500-599 
Roadside produce stand Roadside produce stand P   

 

C D.  Allowed Uses and Basic Development Standards: NDD1.  

Table 21.13.020B 
Allowed Uses and Basic Development Standards: NDD1 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Regulations 

Residential1 
1 Detached 

dwelling unit 
Dwelling unit 
(2.0) 

 

2 Size-limited 
dwelling 

3 Cottage Dwelling unit 
(1.5, 2.0) 

See RZC 21.08.290, Cottage Housing 
Developments, for specific site 
development requirements and supplemental 
neighborhood regulations that may apply. 
No density bonus applies because total 
development is governed by FAR. 
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Table 21.13.020B 
Allowed Uses and Basic Development Standards: NDD1 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Regulations 

4 Accessory 
dwelling unit 
(ADU) 

ADU (1.0) See RZC 21.08.220, Accessory Dwelling 
Units, for specific regulations that may 
apply. 

5 Tiny home Tiny home 
(1.0) 

56 Attached 
dwelling unit, 
2-4 units 

Dwelling unit 
(2.0) 

See RZC 21.08.260, Attached Dwelling 
Units, for specific regulations related 
to design, review and decision 
procedures, and affordable housing 
exceptions. 

7 Stacked flat 
8 Courtyard 

apartment 
69 Manufactured 

home 
See RZC 21.08.320, Designated 
Manufactured Homes, Manufactured Homes, 
and Mobile Homes, for specific 
regulations that may apply. 

710 Multifamily 
structure 

Studio 
dwelling unit 
(1.0) 
1-bedroom 
dwelling unit 
(1.25) 
2-bedroom 
dwelling unit 
(1.5) 
3+-bedroom 
dwelling unit 
(1.75) 

 

811 Housing 
services for 
the elderly 

See Special 
Regulations. 

A. Retirement residences are permitted 
through a subdivision or binding site 
plan with a maximum of 16 retirement 
residence units per acre. Without a 
subdivision or binding site plan, a 
Conditional Use Permit is required. See 
RZC 21.08.360, Retirement Residences, for 
specific regulations which may apply. 
B. A Conditional Use Permit is required 
for Residential Care Facilities. 
C. A Conditional Use Permit is required 
for Long-Term Care Facilities. 
D. Parking requirements are as follows: 
E. 
1. Multifamily housing for senior 
citizens: Unit (0.5, 2.0) 
2. Nursing home or long-term care 
facility: four patient beds (1.0, 1.0) 
3. Retirement residence with no skilled 
nursing facility: Unit (1.0, 1.0) 
4. Retirement residence with skilled 
nursing facility: Worker on largest shift 
(1.25, 1.25) 
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Table 21.13.020B 
Allowed Uses and Basic Development Standards: NDD1 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Regulations 

E. For retirement residences, a Traffic 
Mitigation Plan is required. See RZC 
21.08.370.C.3.b.iii 

912 Adult family 
home 

Dwelling unit 
(2.0) 

 

Arts, Education, and Recreation 
10 Community 

indoor 
recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

Adequate to 
accommodate 
peak use 

Includes noncommercial indoor recreation 
uses, such as community clubhouses, 
indoor swimming pools, and other similar 
facilities. 

11 Parks, open 
space, trails, 
and gardens 
Natural and 
Other 
Recreational 
Parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

Permitted if public or noncommercial. A 
Conditional Use Permit is required for 
commercial facilities. 

Transportation, Communication, Information, and Utilities 
12 Local utilities Adequate to 

accommodate 
peak use 

 
13 Regional 

utilities 
A Conditional Use Permit is required. 

14 Antenna support 
structures 

 A. A Conditional Use Permit is required. 
See RZC 21.76.070.K, Conditional Use 
Permit. 
B. See RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 

15 Large satellite 
dish 

N/A See RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 16 Amateur radio 

tower 
17 Antenna array 

and base 
station 

A Conditional Use Permit may be required; 
see RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 

Education, Public Administration, Health Care, and Other Institutions 
18 Family day care 

provider 
Vehicle used 
by the 
business (1.0) 

Family day care providers are permitted 
as home businesses. See RZC 21.08.340, 
Home Business, for specific 
regulations that may apply. 

Other 
19 Home business Vehicle used 

by the 
business (1.0) 

See RZC 21.08.340,Home Business, for 
specific regulations that may apply. 

20 Roadside 
produce stand 

N/A  

Notes: 
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1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

D.  Regulations Common to All Uses: NDD1.  

E.  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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in NDD2 and NDD3 Zones 
(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 General sales or service L M 800-899 
Business and Service 

General sales or service 
L B 700-799, 

900-999, 
600-699 

Manufacturing and 
wholesale trade 

Manufacturing and 
wholesale trade 

P   

Transportation, 
communication, 
information, and 
utilities 

Transportation, 
communication, 
information, and 
utilities 

L, C   

1. Heliports and float 
plane facilities 

 N   

Automobile parking 
facility 

Automobile parking 
facility 

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 

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400-499 

Educational Education, public 
administration, health 
care, and other 
institutions 

L E 500-599 

Government and 
Administration 

Education, public 
administration, health 
care, and other 
institutions 

L B 700-799 

Institutional Health and 
Human Services 

Education, public 
administration, health 
care, and other 
institutions 

L I 600-699, 
700-799 

Faith-based and Funerary Education, public 
administration, health 
care, and other 
institutions 

L A, B, H, 
I, R, S 

500-599 

Construction-related 
businesses 

Construction-related 
businesses 

P B  

Crop Production Crop Production P   
Roadside produce stand Roadside produce stand L   
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E F.  Allowed Uses and Basic Development Standards: NDD2 and 

NDD3.  

Table 21.13.020D 
Allowed Uses and Basic Development Standards: NDD2 and NDD3 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

General Sales or Services 
1 General sales 

or service 
Retail Sales 

1,000 sq ft 
gfa (4.0, 5.0) 

A. Limited to 5% of site gross floor 
area. 
B. For pet and animal sales and service: 
C. Boarding and training facilities must 
be located inside of a structure. 
C. For animal kennel/shelter: 
1. Boarding facilities must be located 
inside of a structure. 
2. 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. 
3. 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.  

Business and 
Service 

Manufacturing and Wholesale Trade 
2 Manufacturing 

and wholesale 
trade 

1,000 sq ft 
gfa (2.0, 3.0) 

 

Transportation, Communication, Information, and Utilities 
3 Transportation, 

communication, 
information, 
and utilities 

1,000 sq ft 
gfa (2.0, 3.0) 

A. Heliports and float plane facilities 
prohibited. 
B. Hazardous waste treatment and storage, 
primary: 
1. Prohibited within 1,000 feet of NDD1. 
2. Otherwise, a Conditional Use Permit 
required. 
C. A Conditional Use Permit may be 
required for antenna array and base 
station and for antenna support 
structures; see RZC 21.56, Wireless 
Communication Facilities, for specific 
development requirements.  
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Table 21.13.020D 
Allowed Uses and Basic Development Standards: NDD2 and NDD3 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

4 Automobile 
parking 
facility 

N/A Automobile parking facilities prohibited 
within 500 feet of NDD1. 

Arts, Entertainment, and Recreation 
5 Arts, 

entertainment, 
and recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

Adequate to 
accommodate 
peak use 

Limited to 15% of site gross floor area. 
Prohibited within 500 feet of NDD1. 

6 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

Education, Public Administration, Health Care, and Other Institutions 
7 Education, 

public 
administration, 
health care, 
and other 
institutions 
Educational 

Adequate to 
accommodate 
peak use 

A. Limited to 5% of site gross floor 
area. 
B. For religious institutions faith-based 
organizations: 
1. A seat is one fixed seat, or 18 inches 
on a pew or bench, or seven square feet 
in the general assembly area, including 
aisle space, but excluding stage, podium, 
lobby, and space for musical instruments. 
2. Storage locations of buses/vans over 
10,000 gvw shall be shown on a plan and 
screened from neighboring properties or 
right-of-way. 
3 1. 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. 
4. Off-site parking in residential zones 
is allowed only with a shared parking 
agreement with an existing institutional 
use, such as a school. 
5. A Traffic Mitigation Plan is required. 
The plan shall address traffic control, 
parking management (including mitigation 
of overflow parking into adjoining 
residential areas), and traffic movement 
to the arterial street system. 
6. Steeples, bell towers, crosses, or 
other s Symbolic religious icons mounted 
on the rooftop may exceed the maximum 
shoreline building height by 15 feet. 
(SMP) 

Government and 
Administration 

Institutional 
Health and 
Human Services 
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Table 21.13.020D 
Allowed Uses and Basic Development Standards: NDD2 and NDD3 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

Faith-based and 
Funerary 

7. Maximum height for separate structures 
on-site, such as bell towers, crosses, 
statuary, or other symbolic religious 
icons, is 60 feet. 
8 2. 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. 
9 3. Institutions with a seating capacity 
greater than 7,500 seats shall be located 
adjacent to at least one collector, 
minor, or principal arterial. 
4. Refer to RZC 21.08.280 Faith-Based and 
Funerary for requirements concerning 
faith-based and funerary uses. 

Construction-Related Businesses 
8 Construction-

related 
businesses 

1,000 sq ft 
gfa (2.0, 3.0) 

 

Other 
9 Crop Production N/A  
10 Roadside 

produce 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. 

11 Kiosk 
12 Vending cart 

13 Drive-up stand  A. Shall not locate in required parking, 
landscaping, or drive aisle area, or any 
area that would impede emergency access. 

571



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 484 of 714  Ordinance No. _____ 

AM No. _____ 
 

Table 21.13.020D 
Allowed Uses and Basic Development Standards: NDD2 and NDD3 

Section Use Parking ratio: 
Unit of 

Measure (Min. 
required, Max. 

allowed) 

Special Regulations 

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. 

 

RZC 21.13.030 Regional Retail Design District. 

A.  Purpose. The purpose of the Regional Retail Design 

District (RR) is to provide an area for the location 

of high-technology research and development 

facilities; associated light assembly and warehousing; 

other manufacturing uses with similar character, 

intensity and impact; support services; regional 

retail/wholesale uses with or without compatible uses; 

office uses, including corporate headquarters and 

regional offices; and hotels and motels. A mix of 

research and development, office, hotel/motel and 

regional retail/wholesale uses are encouraged to 

diversify and increase the employment and revenue base 

of the community. Development in the zone should 

572



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 485 of 714  Ordinance No. _____ 

AM No. _____ 
 

provide a high-quality, aesthetically pleasing gateway 

into the City’s corporate limits. 

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. 

 

Regional Retail Design District – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 

Environm
ent 

 

Community 

 

Process 

 

Money 
 

 

Incenti
ves 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu

res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 
Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

   Wireless 
Communicat

ion 
Facilities 

573



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 486 of 714  Ordinance No. _____ 

AM No. _____ 
 

 

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 

 Hazardo
us 

Liquid 
Pipelin

es 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in RR 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; 
Grocery, food and 
beverage 

L M 800-899 

Business and Service Finance and insurance; 
Real estate services; 
Professional services; 
Administrative services; 
Travel arrangement and 
reservation offices; 
Investigation and 
security services; 
Services to buildings 
and dwellings 

L B 700-799, 
900-999, 

600-699 for 
Veterinary 

Marijuana retail sales Marijuana retail sales L R 882 
Food and Beverage Full-service restaurant; 

Cafeteria or limited 
service restaurant 

P A 900-999 

Hotel, Motel, or Other 
Accommodation Services Hotel or motel P R-2 300-399 

Manufacturing and 
wholesale trade 

Manufacturing and 
wholesale trade 

P M, F, H 100-199, 
800-899, 
900-999 

Communications and 
information 

Communications and 
information 

P   

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Large Satellite Dishes / 
Amateur Radio Tower 

Large Satellite Dishes / 
Amateur Radio Tower 

P   

Antenna Support 
Structures 

Antenna Support 
Structures 

C   

Antenna Array and Base 
Station 

Antenna Array and Base 
Station 

C   

Adult Entertainment 
Facilities 

Adult Entertainment 
Facilities 

C A 400-499 

Educational Technical, trade, and 
other specialty schools 

P E 500-599 
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Government and 
Administration Public administration P B 700-799 

Day care center Day care center L E 500-599 

 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in the Regional Retail Design 

District (RR) 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. Uses not 

listed are not permitted. 

Table 21.13.030C 
Allowed Uses and Basic Development Standards 

§ Use 

Maximum FAR 
w/o TDRs or 
GBP; w/TDRs 

or GBP 

Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 

General Sales or Services 

1 

Auto sales, 
service, or 
rental 
establishment 
Retail Sales 

0.25; 
0.35 

1,000 sq ft 
gfa (4.0, 
5.0) 

A. Auto sales, service, or rental 
establishment: only sales of auto and 
marine parts and accessories permitted. 
B. Marijuana retail sales: see RZC 
21.41 Marijuana-related uses for 
additional requirements. 2 Marijuana 

retail sales 
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Table 21.13.030C 
Allowed Uses and Basic Development Standards 

§ Use 

Maximum FAR 
w/o TDRs or 
GBP; w/TDRs 

or GBP 

Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 

C. These uses shall be located on the 
same development site as a regional 
retail/wholesale use and shall be bound 
by a legal instrument recorded on the 
property, such as a binding site plan, 
that provides for shared, common 
parking and shared access with the 
regional retail/wholesale use. Only one 
of these uses, composed of a single 
commercial establishment, shall be 
allowed per regional retail/wholesale 
establishment. An existing development 
site containing a regional 
retail/wholesale use may not be 
enlarged in order to develop one of 
these uses. No driveways may be added 
to an existing development site 
containing a regional retail/wholesale 
use with the development of one of 
these uses. 

3 
Heavy consumer 
goods, sales, 
or service 

A. Minimum 75,000 square feet gfa per 
use. 
B. Uses with less than 75,000 square 
feet gfa per use shall be located on 
the same development site as a regional 
retail/wholesale use and shall be bound 
by a legal instrument recorded on the 
property, such as a binding site plan, 
that provides for shared, common 
parking and shared access with the 
regional retail/wholesale use. Only one 
of these uses, composed of a single 
commercial establishment, shall be 
allowed per regional retail/wholesale 
establishment. An existing development 
site containing a regional 
retail/wholesale use may not be 
enlarged in order to develop one of 
these uses. No driveways may be added 
to an existing development site 
containing a regional retail/wholesale 
use with the development of one of 
these uses. 

4 

Durable 
consumer goods, 
sales, or 
service 

5 

Consumer goods 
sales or 
service, other 
than heavy or 
durable 

6 Grocery, food, 
and beverage 

7 

Finance and 
insurance 
Business and 
Service 

0.50; 
0.60 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Permitted only as a service internal 
to another permitted use. 
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Table 21.13.030C 
Allowed Uses and Basic Development Standards 

§ Use 

Maximum FAR 
w/o TDRs or 
GBP; w/TDRs 

or GBP 

Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 

8 Real estate 
services 

B. Walk-in service to general public 
prohibited. 

9 Professional 
services 

 
10 Administrative 

services 

1,000 sq ft 
gfa (3.0, 
4.0) 

11  

Travel 
arrangement and 
reservation 
offices 

1,000 sq ft 
gfa (2.0, 
3.0) 

12 
Investigation 
and security 
services 

0.50; 
0.60 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

13 
Services to 
buildings and 
dwellings 

14 
Full-service 
restaurant Food 
and Beverage 

1,000 sq ft 
gfa (9.0, 
9.0) 

15 
Cafeteria or 
limited service 
restaurant 

1,000 sq ft 
gfa (10.0, 
10.0) 

16 

Hotel or motel 
, Motel, or 
Other 
Accommodation 
Services1,2 

Assembly 
uses: 1,000 
sq ft gfa 
(10.0, 
10.0), or 
number of 
fixed seats 
(0.2, 0.2) 
Other uses: 
Rental room 
(1.0, 1.0) 

Manufacturing and Wholesale Trade 

17 
Manufacturing 
and wholesale 
trade 

0.50; 
0.60 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

Transportation, Communication, Information and Utilities 

18 Communications 
and information 

0.50; 
0.60 

1,000 sq ft 
gfa (2.0, 
3.0) 
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Table 21.13.030C 
Allowed Uses and Basic Development Standards 

§ Use 

Maximum FAR 
w/o TDRs or 
GBP; w/TDRs 

or GBP 

Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 

19 Rapid charging 
station 

Adequate to 
accommodate 
peak use. 

Shall not be located on a parcel that 
abuts a residential zone, RZC 21.04.030 
Comprehensive Allowed Uses Chart. 

20 
Battery 
exchange 
station 

Shall not be located on a parcel that 
abuts a residential zone. 

21 

Large Satellite 
Dishes / 
Amateur Radio 
Tower 

RZC 21.56, Wireless Communication 
Facilities. 

22 Antenna Support 
Structures 

A. RZC 21.56, Wireless Communication 
Facilities. 
B. Conditional use permit required. See 
RZC 21.76.070.K, Conditional Use 
Permit. 

23 
Antenna Array 
and Base 
Station 

A Conditional Use Permit may be 
required; see RZC 21.56, Wireless 
Communication Facilities, for specific 
development requirements. 

Arts, Entertainment, and Recreation 

24 
Adult 
Entertainment 
Facilities 

0.50; 
0.60 1,000 sq ft 

gfa (2.0, 
3.0) 

A. Conditional use permit required. See 
RZC 21.76.070.K, Conditional Use 
Permit. 
B. See RZC 21.18, Adult Entertainment 
Facilities. 

Education, Public Administration, Health Care, and other Institutions 

25 

Technical, 
trade, and 
other specialty 
schools 
Educational 

0.50; 
0.60 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

26 
Public  
Government 
administration 

27 Day care center 

Employee on 
maximum 
shift (1.0, 
1.0) 

A. Play equipment shall be located no 
less than 10 feet from any property 
line. 
B. Shall not be located closer than 300 
feet from existing day care operation 
in residential zone. 

 
Notes: 
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1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.13.070 MDD1. 

A.  Purpose. The purpose of the MDD1 zone is to provide 

transit-oriented housing and employment adjacent to 

and integrated with the planned light rail station and 

parking structure. This zone encourages employment 

uses closest to the station and also allows upper-

story multifamily and ground-floor pedestrian-oriented 

uses. MDD1 features an active ground plane, 
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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. MDD1 

allows more intense development than other MDD zones 

while working within the natural constraints of the 

land. 

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. 
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B.  Maximum Development Yield.  

Table 21.13.070A 
Maximum Development Yield 

 Minimu
m 

Bonuses 
availab

le 

Maximu
m 

Illustrations 

FAR 1.5 1.8 3.0 Example of a 3-story 
building with FAR = 1.5 

Example of a 6-story 
building with FAR = 3.0 

MDD1 Zone – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 

 

Community 

 

Process 

 

Money 

 

Incenti
ves 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu

res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 
Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

  MDD 
Incenti

ves 

Wireless 
Communicat

ion 
Facilities 

 Hazardo
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Refer to RZC 21.13.150 MDD Floor Area for floor area ratios. 

Heigh
t 

3 
storie
s 

3 
stories 

6 
storie
s 

Refer to RZC 21.13.140 MDD Building Placement and 
Form for building placement and form. 

 

C.  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 
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for applicability based on the purpose and intent of 

the zone within which the use is proposed. 

Table ##.##.###.#    General Allowed Uses and Cross-References in MDD1 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in MDD1 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 

General Sales or 
Services 

L M  
1. Gasoline service; 
2. Outdoor automobile 
sales, rental, or 
service are prohibited. 
Indoor and outdoor 
sales, rental, and 
service of non-
motorized vehicles such 
as bicycles are 
permitted. 

N   

Business and Service General Sales or 
Services 

L B 700-799, 
900-999 

Food and Beverage General Sales or 
Services 

L A, B, F 100-199, 
700-799, 
900-999 

Pet and Animal Sales 
and Service  

General Sales or 
Services 

L  800-899 

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 
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Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

P M, F, H  100-199, 
800-899, 
900-999 

Artisanal 
Manufacturing, Retail 
Sales, and Service 

 
P M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities Automobile Parking 

Facilities 

L S  

1. Surface parking lots N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

P   

Towing operators and 
auto impoundment yards 

Towing operators and 
auto impoundment yards 

L   

1. Auto impoundment 
yards and other outdoor 
storage 

N   

Rapid charging station Rapid charging station L   
Battery exchange 
station 

Battery exchange 
station 

L   

Communications and 
Information 

Communications and 
Information 

P   

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities L, C   
Arts, Entertainment, 
Recreation, and 
Assembly 

Arts, Entertainment, 
and Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Arts, Entertainment, 
and Recreation 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health 
and Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P B 700-799 

Construction-related 
businesses 

Construction-related 
businesses 

P B  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in MDD1. To use the chart, first 
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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. Uses 

not listed are not permitted. The following headings 

are used in the table: 

1.  § = section number 

2.  Use = land use 

3.  Parking Ratio = Parking ratio for the use 

4.  Special Regulations: Special regulations that apply 

to the use 

Table 21.13.070B 
Allowed Uses and Basic Development Standards 

§ Use Parking 
Ratio:      Unit of 

Measure (Min. 
required,  Max. 

allowed) 

Special regulations 

Residential1 
1 Multifamily 

structure 
Unit (1,1.5) plus 1 
guest space per 4 
units for projects 
of 6 units or more 

 

2 Dormitory Bed (0.5, 0.1)  
3 Residential 

suite 
Bedroom (0.5, 1)  
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Table 21.13.070B 
Allowed Uses and Basic Development Standards 

§ Use Parking 
Ratio:      Unit of 

Measure (Min. 
required,  Max. 

allowed) 

Special regulations 

4 Mixed-use 
residential 
structure 

Unit (1,1) plus 1 
guest space per 4 
units for projects 
of 6 units or more 

 

5 Housing 
services for 
the elderly 

See special 
regulations 

A. Parking requirements are as follows: 
1. Multifamily housing for senior 
citizens: unit (0.5, 1.5); 
2. Nursing home or long-term care 
facility: 4 patient beds (1, 1); 
3. Retirement residence with no skilled 
nursing facility: unit (1, 1); 
4. Retirement residence with skilled 
nursing facility: worker on largest shift 
(1.25, 1.25). 
B. A traffic mitigation plan is 
required. The plan shall address traffic 
control, parking management (including 
mitigation of overflow parking into 
adjoining residential areas), and traffic 
movement to the arterial street system. 

General Sales or Service 
6 General sales 

or Service 
Retail Sales 

1,000 sq ft gfa 
(2,3) 

A. The following uses are prohibited: 
1. Gasoline service; 
2. Outdoor automobile sales, rental or 
service, except indoor and outdoor sales, 
rental and service of non-motorized 
vehicles such as bicycles are permitted. 
B. Limited to less than 75,000 square 
feet gross floor area in a single use. 
C. Parking standards for restaurant uses: 
1,000 sq ft gfa (9, 10). 
D. The maximum number of parking stalls 
allowed may be increased to 5.0 per 1,000 
square feet of gross floor area for the 
retail components of mixed-use 
developments. 
E. 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. 

Business and 
Service 

Food and 
Beverage 

Pet and Animal 
Sales and 
Service  

7 Hotel, motel or 
other 
accommodation 
services1,2 

Rental room (1,1)  

Manufacturing and Wholesale Trade 
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Table 21.13.070B 
Allowed Uses and Basic Development Standards 

§ Use Parking 
Ratio:      Unit of 

Measure (Min. 
required,  Max. 

allowed) 

Special regulations 

8 Manufacturing 
and Wholesale 
Trade 

1,000 sq ft gfa 
(2,3) 

Uses in new structures permitted 
after June 17, 2017 shall not be 
materially detrimental in terms of noise, 
truck traffic and other potential 
operational impacts with nearby 
multistory mixed-use/residential 
developments. 

# Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

1,000 sq ft gfa 
(2,3) 

 

Transportation, Communications, Information and Utilities 
# Automobile 

parking 
facilities 

  

9 Road, ground 
passenger, and 
transit 
transportation 

1,000 sq ft gfa (2, 
3) 

 

10 Towing 
operators and 
auto 
impoundment 
yards 

A. Auto impoundment yards and other 
outdoor storage prohibited. 
B. Uses in new structures permitted after 
June 17, 2017 shall not be materially 
detrimental in terms of noise, truck 
traffic and other potential operational 
impacts with nearby multistory mixed-
use/residential developments. 

11 Rapid charging 
station 

Adequate to 
accommodate peak 
use 

Shall not be located on a parcel that 
abuts a residential zone, RZC 
21.04.030 Comprehensive Allowed Uses 
Chart. 

12 Battery 
exchange 
station 

Shall not be located on a parcel that 
abuts a residential zone. 

13 Communications 
and information 

1,000 sq ft gfa (2, 
3) 

Uses in new structures permitted after 
June 17, 2017 shall not be materially 
detrimental in terms of noise, truck 
traffic and other potential operational 
impacts with nearby multistory mixed-
use/residential developments. 

14 Wireless 
Communication 
Facilities 

Adequate to 
accommodate peak 
use 

See RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 

15 Local utilities Requires a conditional use permit if 40 
feet in height or greater. See RZC 
21.76.070.K, Conditional Use Permit. 

16 Regional 
utilities 

Arts, Entertainment and Recreation 
17 Arts, 

entertainment 
and recreation 
Arts, 
Entertainment, 

Adequate to 
accommodate peak 
use 

A. Parking requirement for natural or 
other recreational parks: 1,000 sq ft gfa 
(0, Adequate to accommodate peak use). 
B. Excludes golf courses. 
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Table 21.13.070B 
Allowed Uses and Basic Development Standards 

§ Use Parking 
Ratio:      Unit of 

Measure (Min. 
required,  Max. 

allowed) 

Special regulations 

Recreation, and 
Assembly 

Natural and 
Other 
Recreational 
Parks 

Education, Public Administration, Health Care and other Institutions 
18 Education, 

public 
administration, 
health care and 
other 
institutions 
Education 

Adequate to 
accommodate peak 
use 

A. Provisions for day care centers: 
1. Parking requirement: employee on 
maximum shift (1, 1); 
2. Play equipment shall be located no 
less than 10 feet from any property line; 
3. Shall not be located closer than 300 
feet from existing day care operation in 
residential zone. 
B. Excludes religious institutions and 
crematoriums. 

Institutional 
Health and 
Human Services 
Government and 
Administration 

Construction-Related Businesses 
19 Construction-

related 
businesses 

1,000 sq ft gfa (2, 
3) 

Uses in new structures permitted 
after June 17, 2017 shall not be 
materially detrimental in terms of noise, 
truck traffic and other potential 
operational impacts with nearby 
multistory mixed-use/residential 
developments. 

Other 
20 Automobile 

parking 
facilities 

 Surface parking lots are prohibited. 

21 Kiosk  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. 

22 Vending Cart 
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Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.13.080 MDD2. 

A.  Purpose. The purpose of the MDD2 zone is to be the 

mixed-use core of the Marymoor Subarea, allowing both 

employment and mixed-use multifamily development with 

some ground-floor pedestrian-oriented uses. NE 68th 

St. is the primary activity corridor in this zone, 

connecting commercial and manufacturing uses to the 
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east with the light rail station and Marymoor Park to 

the west. 

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. 

 

MDD2 Zone – Regulations Table 
Land & Structure 

 
 

Transport
ation 

 
 

Environm
ent 

 

Communit
y 

 

Process 

 

Money 

 

Incentiv
es 

 

Other 

 

Buildin
g 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedure

s 

Develop
ment 
Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulations 

Density Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Busines

s 

Green 
Building 
Incentiv

e 
Program 

 

Public View 
Corridors & 
Gateways 

Impervi
ous 

Surface 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environm
ental 

Regulati
ons 

Affordab
le 

Housing 

Developme
nt 

Services 

 General 
Incentiv

e 
Informat

ion 

Transition 
Overlay Areas 

Setback
s 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

  MDD 
Incentiv

es 

Wireless 
Communication 
Facilities 

 Hazardo
us 

Liquid 
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Pipelin
es 

 

B.  Maximum Development Yield 

Table 21.13.080A 
Maximum Development Yield 

 Minimu
m 

Bonuses 
availabl

e 
Maximum Illustrations 

FAR 
1.5 2.3 2.54 

Example of a 3-story 
building with FAR = 1.5 

 

Example of a 5-story 
building with FAR = 2.54 

 

Refer to RZC 21.13.150 MDD Floor Area for floor area ratios. 

Heigh
t 

3 
storie
s 

3 
stories 

5 storie
s 

Refer to RZC 21.13.140 MDD Building Placement and 
Form for building placement and form. 

 

C.  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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in OV-1 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in MDD2 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 

General Sales or 
Services 

L M  
1. Gasoline service; 
2. Outdoor automobile 
sales, rental, or 
service are prohibited. 
Indoor and outdoor 

N   
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sales, rental, and 
service of non-
motorized vehicles such 
as bicycles are 
permitted. 
Business and Service General Sales or 

Services 
L B 700-799, 

900-999 
Food and Beverage General Sales or 

Services 

L A, B, F 100-199, 
700-799, 
900-999 

Pet and Animal Sales 
and Service 

General Sales or 
Services 

L B 800-899 

Hotels, Motels, and 
Other Accommodation 
Services 

Hotels, Motels, and 
Other Accommodation 
Services 

P R 300-399 

Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

P M, F, H  100-199, 
800-899, 
900-999 

Artisanal 
Manufacturing, Retail 
Sales, and Service 

 
P M, F, H  100-199, 

800-899, 
900-999 

Automobile Parking 
Facilities Automobile Parking 

Facilities 

L S  

1. Surface parking lots N   
Road, Ground Passenger, 
and Transit 
Transportation 

Road, Ground Passenger, 
and Transit 
Transportation 

P   

Towing operators and 
auto impoundment yards 

Towing operators and 
auto impoundment yards 

L   

1. Auto impoundment 
yards and other outdoor 
storage 

N   

Rapid charging station Rapid charging station L   
Battery exchange 
station 

Battery exchange 
station 

L   

Communications and 
Information 

Communications and 
Information 

P   

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities L, C   
Arts, Entertainment, 
Recreation, and 
Assembly 

Arts, Entertainment, 
and Recreation 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Arts, Entertainment, 
and Recreation 

P  400-499 

Day care center Day care center P E 500-599 
Educational Education, Public 

Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P E 500-599 

Institutional Health 
and Human Services 

Education, Public 
Administration, Health 
Care, and Other 
Institutions, except 
those listed below 

P I 600-699, 
700-799 

Government and 
Administration 

Education, Public 
Administration, Health 

P B 700-799 
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Care, and Other 
Institutions, except 
those listed below 

Faith-based and 
Funerary 

Religious Institutions    

Construction-related 
businesses 

Construction-related 
businesses 

P B  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in MDD2. To use the chart, first 

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. Uses 

not listed are not permitted. The following headings 

are used in the table: 

1.  § = section number 

2.  Use = land use 

3.  Parking Ratio = Parking ratio for the use 

4.  Special Regulations: Special regulations that 

apply to the use 
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Table 21.13.080B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

Residential1 
1 Multifamily 

structure 
Unit (1,1.5) 
plus 1 guest 
space per 4 
units for 
projects of 6 
units or more 

 

2 Dormitory Bed (0.5, 0.1)  
3 Residential 

suite 
Bedroom (0.5, 
1) 

 

4 Mixed-use 
residential 
structure 

Unit (1,1) plus 
1 guest space 
per 4 units for 
projects of 6 
units or more 

 

5 Housing 
services for 
the elderly 

See special 
regulations 

A. Parking requirements are as follows: 
1. Multifamily housing for senior citizens: 
unit (0.5, 1); 
2. Nursing home or long-term care facility: 4 
patient beds (1, 1); 
3. Retirement residence with no skilled 
nursing facility: unit (1, 1); 
4. Retirement residence with skilled nursing 
facility: worker on largest shift (1.25, 
1.25). 
B. A traffic mitigation plan is required. The 
plan shall address traffic control, parking 
management (including mitigation of overflow 
parking into adjoining residential areas), 
and traffic movement to the arterial street 
system. 

General Sales or Service 
6 General sales 

or Service 
Retail Sales 

1,000 sq ft gfa 
(2,3) 

A. The following uses are prohibited: 
1. Gasoline service; 
2. Outdoor automobile sales, rental or 
service, except indoor and outdoor sales, 
rental and service of non-motorized vehicles 
such as bicycles are permitted. 
B. Limited to less than 75,000 square feet 
gross floor area in a single use. 
C. Parking standards for restaurant uses: 
1,000 sq ft gfa (9, 10). 
D. The maximum number of parking stalls 
allowed may be increased to 5.0 per 1,000 
square feet of gross floor area for the 
retail components of mixed-use developments. 
E. Mini-warehouses/self-storage shall only 
have retail or customer service functions 
facing the building front on the ground 

Business and 
Service 

Food and 
Beverage 
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Table 21.13.080B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

Pet and Animal 
Sales and 
Service 

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. 

7 Hotel, motel or 
other 
accommodation 
services1,2 

Rental room 
(1,1) 

 

Manufacturing and Wholesale Trade 
8 Manufacturing 

and Wholesale 
Trade 

1,000 sq ft gfa 
(2,3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 
multistory mixed-use/residential 
developments. 

# Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

1,000 sq ft gfa 
(2,3) 

 

Transportation, Communications, Information and Utilities 
# Automobile 

parking 
facilities 

  

9 Road, ground 
passenger, and 
transit 
transportation 

1,000 sq ft 
gfa (2, 3) 

 

10 Towing 
operators and 
auto 
impoundment 
yards 

A. Auto impoundment yards and other outdoor 
storage prohibited. 
B. Uses in new structures permitted after 
June 17, 2017 shall not be materially 
detrimental in terms of noise, truck traffic 
and other potential operational impacts with 
nearby multistory mixed-use/residential 
developments. 

11 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

Shall not be located on a parcel that abuts a 
residential zone, RZC 21.04.030 
Comprehensive Allowed Uses Chart.  

12 Battery 
exchange 
station 

Shall not be located on a parcel that abuts a 
residential zone. 

13 Communications 
and information 

1,000 sq ft gfa 
(2, 3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 
multistory mixed-use/residential 
developments. 

14 Wireless 
Communication 
Facilities 

 See RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 

15 Local utilities Adequate to 
accommodate 
peak use 

Requires a conditional use permit if 40 feet 
in height or greater. See RZC 21.76.070.K, 
Conditional Use Permit. 

16 Regional 
utilities 
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Table 21.13.080B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

Arts, Entertainment and Recreation 
17 Arts, 

entertainment 
and recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

Adequate to 
accommodate 
peak use 

A. Parking requirement for natural or other 
recreational parks: 1,000 sq ft gfa (0, 
Adequate to accommodate peak use). 
B. Excludes golf courses. 

Natural and 
Other 
Recreational 
Parks 

Education, Public Administration, Health Care and other Institutions 
18 Education, 

public 
administration, 
health care and 
other 
institutions 
Educational 

Adequate to 
accommodate 
peak use 

A. Provisions for day care centers: 
1. Parking requirement: employee on maximum 
shift (1, 1); 
2. Play equipment shall be located no less 
than 10 feet from any property line; 
3. Shall not be located closer than 300 feet 
from existing day care operation in 
residential zone. 
B. Excludes crematoriums. 

Institutional 
Health and 
Human Services 
Government and 
Administration 

19 Religious 
Institutions 
Faith-based and 
Funerary 

Assembly uses: 
1,000 sq ft gfa 
(10, 10), or 
number of fixed 
seats (0.2, 
0.2) 

A. A seat is one fixed seat or 18 inches on a 
pew or bench or seven square feet in the 
general assembly area (including aisle space, 
but excluding stage, podium, lobby, and space 
for musical instruments. 
B. Storage locations of buses/vans over 
10,000 gvw shall be shown on a plan and 
screened from neighboring properties or 
right-of-way. 
C 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. 
D. Maximum height for separate structures on 
site such as bell towers, crosses, statuary 
or other symbolic religious icons is 50 feet. 
E. A traffic mitigation plan is required. The 
plan shall address traffic control, parking 
management (including mitigation of overflow 
parking into adjoining residential areas), 
and traffic movement to the arterial street 
system. 
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Table 21.13.080B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

B. Refer to RZC 21.08.280 Faith-Based and 
Funerary for requirements concerning faith-
based and funerary uses. 

Construction-Related Businesses 
20 Construction-

related 
businesses 

1000 sq ft gfa 
(2, 3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 
multistory mixed-use/residential 
developments. 

Other 
21 Automobile 

parking 
facilities 

 Surface parking lots are prohibited. 

22 Kiosk  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. 

23 Vending Cart  

24 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. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 
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RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter 

RZC 21.57.010 Permanent Supportive Housing, 

Transitional Housing, and Emergency Housing.  

Emergency Shelter is subject to chapter  RZC 21.57.020 

Emergency Shelter. 

RZC 21.13.090 MDD3. 

A.  Purpose. The purpose of the Marymoor Design District 3 

(MDD3) is to implement policy calling for a walkable 

subarea that develops in a way that supports Bear 

Creek, Lake Sammamish, Redmond’s drinking water 

aquifer, and other natural features. Shallow 

groundwater and lack of a stormwater outfall will 

require creative designs on the part of developers. To 

facilitate that, regulations are intended to allow 

developers to work within the natural constraints of 
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the land. MDD3 will feature opportunities for living 

and community gathering, enhanced by proximity to 

Marymoor Park. 

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. 

 

MDD3 Zone – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 

 

Community

 

Process 

 

Money 

 

Incenti
ves  

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu

res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 
Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 
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B.  Maximum Development Yield.  

Table 21.13.090A 
Maximum Development Yield 

 Minimum Bonuses 
availabl

e 

Maximum Illustrations 

FAR 0.90 Required 
affordab
le 
housing: 
0.09 
Addition
al 
affordab
le 
housing: 
0.45 

0.99 
with 10% 
affordab
le 
housing 
1.35 
with 20% 
affordab
le 
housing 

Example of a 4-story 
building with FAR = 
0.99 

 

Example of a 5-story 
building with FAR = 
1.35 

 

Refer to RZC 21.13.150 MDD Floor Area for floor area ratios. 

Heig
ht 

4 stori
es 

Incentiv
e 
program: 
1 story 

5 storie
s 

Refer to RZC 21.13.140 MDD Building Placement 
and Form for building placement and form. 

 

C.  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, 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

  MDD 
Incenti

ves 

Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 
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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 ##.##.###.#    General Allowed Uses and Cross-References in MDD3 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

Low Density 
Residential 
Medium Density 
Residential 
High Density 
Residential 

Detached 
Dwelling Unit 

Detached 
Dwelling Unit 

P R 200-299 

Size-limited 
dwelling 

Size-limited 
dwelling 

P R 200-299 

Cottage Cottage P R 200-299 
Accessory 
dwelling unit 
(ADU) 

Accessory 
dwelling unit 
(ADU) 

P R 200-299 

Tiny home  P R 200-299 
Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

P R 200-299 

Stacked flats  P R 200-299 
Courtyard 
apartments  P R 200-299 

Manufactured 
home 

Manufactured 
home 

P R 200-299 

Multifamily 
structures 
 

Multifamily 
structures 

P R 200-299 
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Dormitory Dormitory P R 200-299 
Residential 
Suite 

Residential 
Suite 

P R 200-299 

Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

Adult family 
home 

Adult family 
home 

P R 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in MDD3 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 

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Natural and Other 
Recreational Parks 

Parks, open space, 
trails, and gardens 

L, C  400-499 

Family day care 
provider 

Family day care 
provider 

P E 500-599 

Roadside produce stand Roadside produce stand P   

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in MDD3. To use the chart, first 

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 
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the Development Process, for more information. Uses 

not listed are not permitted. The following headings 

are used in the table: 

1.  § = section number 

2.  Use = land use 

3.  Parking Ratio = Parking ratio for the use 

4.  Special Regulations: Special regulations that apply 

to the use 

Table 21.13.090B 
Allowed Uses and Basic Development Standards: MDD3 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

Residential1 
1 Detached 

Dwelling Unit 
Dwelling unit 
(2.0) 

 

2 Size-limited 
dwelling 

3 Cottage Cottage (1.5, 
2.0) 

See RZC 21.08.290,Cottage Housing 
Developments, for specific site development 
requirements and supplemental neighborhood 
regulations that may apply. No density bonus 
applies because total development is 
governed by FAR. 

4 Accessory 
dwelling unit 
(ADU) 

ADU (1.0) See RZC 21.08.220,Accessory Dwelling Units 
and RZC 21.80.170.E.2.a.ii for specific 
regulations that may apply. 

5 Tiny home Tiny home (1.0) 
56 Attached 

dwelling unit, 
2-4 units 

Dwelling unit 
(2.0) 

See RZC 21.08.260,Attached Dwelling Units, 
for specific regulations related to design, 
review and decision procedures, and 
affordable housing exceptions. 7 Stacked flats 

8 Courtyard 
apartments 

69 Manufactured 
home 

See RZC 21.08.320,Designated Manufactured 
Homes, Manufactured Homes, and Mobile Homes, 
for specific regulations that may apply. 

710 Multifamily 
structure 

Studio dwelling 
unit (1.0) 
1-bedroom 
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Table 21.13.090B 
Allowed Uses and Basic Development Standards: MDD3 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

dwelling unit 
(1.25) 
2-bedroom 
dwelling unit 
(1.25) 
3+-bedroom 
dwelling unit 
(1.5) 
 

811 Dormitory Bed (0.5, 1)  
912 Residential 

Suite 
1013 Housing 

services for 
the elderly 

See special 
regulations 

Parking requirements are as follows: 
A. Multifamily housing for senior citizens: 
unit (0.5, 2.0); 
B. Nursing home or long-term care facility: 
4 patient beds (1.0, 1.0); 
C. Retirement residence with no skilled 
nursing facility: unit (1.0, 1.0); 
D. Retirement residence with skilled nursing 
facility: worker on largest shift (1.25, 
1.25). 
E. A traffic mitigation plan is 
required. The plan shall address traffic 
control, parking management (including 
mitigation of overflow parking into 
adjoining residential areas), and traffic 
movement to the arterial street system.  

1114 Adult family 
home 

Dwelling unit 
(2.0) 

 

Arts, Entertainment and Recreation 
12 Parks, open 

space, trails, 
and gardens 
Natural and 
Other 
Recreational 
Parks 

1,000 sq ft gfa 
(0, adequate to 
accommodate 
peak use) 

Permitted if public or noncommercial. A 
Conditional Use Permit is required for 
commercial facilities. 

Transportation, Communications, Information and Utilities 
13 Local utilities Adequate to 

accommodate 
peak use. 

 
 

14 Regional 
utilities 

A Conditional Use Permit is required. 

15 Wireless 
Communication 
Facilities 

N/A See RZC 21.56,Wireless Communication 
Facilities, for specific development 
requirements. 

Education, Public Administration, Health Care and other Institutions 
16 Family day care 

provider 
Vehicle used by 
the business 
(1.0) 

Family day care providers are permitted as 
home businesses. See RZC 21.08.340, Home 
Business, for specific regulations that may 
apply. 

Other 
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Table 21.13.090B 
Allowed Uses and Basic Development Standards: MDD3 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

17 Home business Vehicle used by 
the business 
(1.0) 

See RZC 21.08.340,Home Business, for 
specific regulations that may apply. 

18 Roadside 
produce stand 

N/A  

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.13.100 MDD4. 

A.  Purpose.  The purpose of the MDD4 zone is to allow 

existing business to grow, adapt and change over time. 

This zone allows manufacturing and light industrial 

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 MDD4 

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. 
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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. 

 

MDD4 Zone – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 

 

Community 

 

Process 

 

Money 

 

Incenti
ves 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu
res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

  MDD 
Incenti
ves 

Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 
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B.  Maximum Development Yield.  

Table 21.13.100A 
Maximum Development Yield 

 Minimu
m 

Bonuses 
availab

le 

Maximum Illustrations 

FAR 0.5 1.1 1.6 Example of a 3-story 
building with FAR = 0.5 

 

Example of a 4-story 
building with FAR = 1.6 

 

Refer to RZC 21.13.150 MDD Floor Area for floor area ratios. 

Heigh
t 

3 
storie
s 

1 story 4 stori
es 

Refer to RZC 21.13.140 MDD Building Placement and 
Form for building placement and form. 

 

C.  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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in MDD4 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 Heavy consumer goods 
sales or service; 
Durable consumer goods 
sales or service; 
Consumer goods sales or 
service, other than 
heavy or durable 

L M 800-899 

Business and Service Professional services; 
Administrative services; 
Services to buildings 
and dwellings 

L B 700-799, 
900-999 

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 Animal kennel / shelter L B 800-899 

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   

Truck and freight 
transportation services 

Truck and freight 
transportation services 

P   
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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 L, C   
Local utilities Local utilities L, 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. Limited to athletic 
club or fitness center  L   

Educational Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

C E 500-599 

Government and 
Administration 

Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

   

Institutional Health and 
Human Services 

Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

L I 600-699 

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  

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in MDD4. To use the chart, first 

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 
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Regulations column. Permitted uses may require land 

use permit approval. See RZC 21.76.020, Overview of 

the Development Process, for more information. Uses 

not listed are not permitted. The following headings 

are used in the table: 

1.  § = section number 

2.  Use = land use 

3.  Parking Ratio = Parking ratio for the use 

4.  Special Regulations: Special regulations that apply 

to the use 

Table 21.13.100B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

General sales or service 
1 Heavy consumer 

goods, sales or 
service Retail 
Sales 

1,000 sq ft gfa 
(2, 5) 

Limited to repair and rental of goods. 

2 Durable 
consumer goods, 
sales or 
service 

3 Consumer goods, 
sales or 
service, other 
than heavy or 
durable 

4 Professional 
services 
Business and 
Service 

1,000 sq ft gfa 
(2, 3) 

5 Administrative 
services 
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Table 21.13.100B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

6 Services to 
buildings and 
dwellings 

 

7 Full-service 
restaurant Food 
and Beverage 

Employee on 
maximum shift 
(1, 1) 

A. Shall be located in multi-tenant building 
or a single building in a multibuilding, 
multi-tenant complex. 
B. 50-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. 

8 Cafeteria or 
limited-service 
restaurant 

9 Bar or drinking 
place 

1,000 sq ft gfa 
(5, 5) 

10 Caterer 1,000 sq ft gfa 
(2, 3) 

 
11 Food service 

contractor 
 

12 Animal kennel / 
shelter Pet and 
Animal Sales 
and Service 

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. 

Manufacturing and Wholesale Trade 
13 Manufacturing 

and Wholesale 
Trade 

1,000 sq ft gfa 
(2,3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 
multistory mixed-use/residential 
developments. 

# Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

1,000 sq ft gfa 
(2,3) 

 

Transportation, Communications, Information and Utilities 
14 Rail 

transportation 
1,000 sq ft 
gfa (2, 3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 

15 Road, ground 
passenger, and 
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Table 21.13.100B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

transit 
transportation 

multistory mixed-use/residential 
developments. 

16 Truck and 
freight 
transportation 
services 

17 Towing 
operators and 
auto 
impoundment 
yards 

18 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

Shall not be located on a parcel that abuts a 
residential zone, RZC 21.04.030 
Comprehensive Allowed Uses Chart. 

19 Battery 
exchange 
station 

Shall not be located on a parcel that abuts a 
residential zone. 

20 Postal services 1,000 sq ft gfa 
(2, 3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 
multistory mixed-use/residential 
developments. 

21 Heliport Adequate to 
accommodate 
peak use 

A. Uses in new structures permitted 
after June 17, 2017 shall not be materially 
detrimental in terms of noise, truck traffic 
and other potential operational impacts with 
nearby multistory mixed-use/residential 
developments. 
B. Conditional use permit required. See RZC 
21.76.070.K, Conditional Use Permit 

22 Communications 
and information 

1,000 sq ft gfa 
(2, 3) 

 

23 Wireless 
Communication 
Facilities 

 See RZC 21.56,Wireless Communication 
Facilities for specific development 
requirements. 

24 Local utilities Adequate to 
accommodate 
peak use 

Requires a conditional use permit if 40 feet 
in height or greater. See RZC 
21.76.070.K,Conditional Use Permit. 

25 Regional 
utilities 

Arts, Entertainment and Recreation 
26 Arts, 

entertainment 
and recreation 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

Adequate to 
accommodate 
peak use 

A. Parking requirement for natural or other 
recreational parks: 1,000 sq ft gfa (0, 
Adequate to accommodate peak use). 
B. Limited to natural and other recreational 
parks and athletic club or fitness center. 

Natural and 
Other 
Recreational 
Parks 

Education, Public Administration, Health Care and other Institutions 
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Table 21.13.100B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

27 Education, 
public 
administration, 
health care and 
other 
institutions, 
except those 
listed below 
Educational 

Adequate to 
accommodate 
peak use 

Provisions for day care centers: 
A. Parking requirement: employee on maximum 
shift (1, 1). 
B. Play equipment shall be located no less 
than 10 feet from any property line. 
C. Shall not be located closer than 300 feet 
from existing day care operation in 
residential zone. 

Government and 
Administration 

Institutional 
Health and 
Human Services 

28 Religious 
Institutions 
Faith-based and 
Funerary 

Assembly uses: 
1,000 sq ft gfa 
(10, 10), or 
number of fixed 
seats (0.2, 
0.2) 

A. A seat is one fixed seat or 18 inches on a 
pew or bench or seven square feet in the 
general assembly area (including aisle space, 
but excluding stage, podium, lobby, and space 
for musical instruments). 
B. Storage locations of buses/vans over 
10,000 gvw shall be shown on a plan and 
screened from neighboring properties or 
right-of-way. 
C 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. 
D. Maximum height for separate structures on 
site such as bell towers, crosses, statuary 
or other symbolic religious icons is 50 feet. 
E. A traffic mitigation plan is required. The 
plan shall address traffic control, parking 
management (including mitigation of overflow 
parking into adjoining residential areas), 
and traffic movement to the arterial street 
system. 
B. Refer to RZC 21.08.280 Faith-Based and 
Funerary for requirements concerning faith-
based and funerary uses. 

Construction-Related Businesses 
29 Construction-

related 
businesses 

1,000 sq ft gfa 
(2, 3) 

Uses in new structures permitted after June 
17, 2017 shall not be materially detrimental 
in terms of noise, truck traffic and other 
potential operational impacts with nearby 
multistory mixed-use/residential 
developments. 

Other 
30 Kiosk  A. Shall not locate in required parking, 

landscaping, or drive aisle area, or any area 
that would impede emergency access. 

31 Vending Cart  
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Table 21.13.100B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: 
Unit of Measure 
(Min. required, 
Max. allowed) 

Special regulations 

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. 

32 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 
queueing. 

 

RZC 21.13.110 MDD5. 

A.  Purpose. The purpose of the MDD5 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. Over time, as 

buildings reach the end of their useful economic lives 

or property owners decide to redevelop, a transition 

will occur, consistent with the vision for the 

Marymoor Subarea. 
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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. 

 

MDD5 Zone – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 

 

Community 

 

Process 

 

Money 

 

Incenti
ves  

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu
res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 

Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

  MDD 
Incenti
ves 

Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 
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B.  Maximum Development Yield.  

Table 21.13.110A 
Maximum Development Yield 

 Minimu
m 

Bonuses 
availab

le 

Maximum Illustrations 

FAR 0.5 2.3 2.0 Example of a 3-story 
building with FAR = 0.5 

 

Example of a 5-story 
building with FAR = 2.0 

 

Refer to RZC 21.13.150 MDD Floor Area for floor area ratios. 

Heigh
t 

3 
storie
s 

3 
stories 

5 stori
es 

Refer to RZC 21.13.140 MDD Building Placement and 
Form for building placement and form. 

 

C.  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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in MDD5 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 
High Density 
Residential 

Attached 
dwelling unit 

Attached 
dwelling unit 

P R 200-299 

Stacked flats  P R 200-299 
Courtyard 
apartments 

 P R 200-299 

Multifamily 
structures 

Multifamily 
structures 

P R 200-299 

Dormitory Dormitory P R 200-299 
Mixed-Use 
Residential 

Mixed-Use 
Residential 

P R 200-299 

Housing 
Services for 
the Elderly 

Housing 
Services for 
the Elderly 

P I 600-699 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in MDD5 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 General sales or 
Service 

L M 800-899 

1. Gasoline service;  N   
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2. Outdoor automobile 
sales, rental, or 
service are prohibited. 
Indoor and outdoor 
sales, rental, and 
service of non-
motorized vehicles such 
as bicycles are 
permitted. 
Business and Service General sales or 

Service 
L B 700-799, 

900-999, 
600-699 for 
Veterinary 

Food and Beverage General sales or 
Service 

L A 900-999 

Pet and Animal Sales 
and Service 

General sales or 
Service 

L B 800-899 

Manufacturing and 
Wholesale Trade 

Manufacturing and 
Wholesale Trade 

P M, F, H 100-199 

Artisanal 
Manufacturing, Retail 
Sales, and Service 

 P M, F, H 100-199 

Road, ground passenger, 
and transit 
transportation 

Road, ground passenger, 
and transit 
transportation 

P   

Towing operators and 
auto impoundment yards 

Towing operators and 
auto impoundment yards 

L   

1. Auto impoundment 
yards and other outdoor 
storage 

 
N   

Rapid charging station Rapid charging station L   
Battery exchange 
station 

Battery exchange 
station 

L   

Communications and 
information 

Communications and 
information 

P   

Local utilities Local utilities L, C   
Regional utilities Regional utilities L, C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and 
Assembly 

Arts, entertainment and 
recreation 

L A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Arts, entertainment and 
recreation 

L  400-499 

Educational Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

P E 500-599 

Government and 
Administration 

Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

P B 700-799 

Institutional Health 
and Human Services 

Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

P I 600-699, 
700-799 
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Faith-based and 
Funerary 

Education, public 
administration, health 
care and other 
institutions, except 
those listed below 

L A, B, H, 
I, R, S 

500-599 

1. Crematorium  N   
Day care center Day care center L E 500-599 
Construction-related 
businesses 

Construction-related 
businesses 

P   

 

C D.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in MDD5. To use the chart, first 

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. Uses 

not listed are not permitted. The following headings 

are used in the table: 

1.  § = section number 

2.  Use = land use 

3.  Parking Ratio = Parking ratio for the use 
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4.  Special Regulations: Special regulations that apply 

to the use 

 

Table 21.13.110B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: Unit of 
Measure (Min. 
required, Max. 

allowed) 

Special regulations 

Residential1 
1 Attached dwelling unit Unit (2, 2) A. Ground-oriented units only. Permitted 

only in Ground-Oriented Unit Overlay 
Area. See Map 13.2, Ground-Oriented Unit 
Overlay. 
B. Minimum density: 12 dwelling units per 
gross acre. 

2 Stacked flat   

3 Courtyard apartment   

24 Multifamily structure Ground-oriented units: 
unit (2, 2) 
All other structure 
types: unit (1, 1.5) 
plus 1 guest space per 
4 units for projects 
of 6 units or more 

Ground floor: only ground-oriented units 
allowed in Ground-Oriented Unit Overlay 
Area. 

35 Dormitory Bed (0.5, 0.1) Ground floor: ground-oriented units only 
in Ground-Oriented Unit Overlay Area. 

46 Mixed-use residential 
structure 

Unit (1, 1.5) plus 1 
guest space per 4 
units for projects of 
6 units or more 

Prohibited in Ground-Oriented Unit 
Overlay Area. 

57 Housing services for the 
elderly 

See special 
regulations 

A. Ground floor: ground-oriented units 
only in Ground-Oriented Unit Overlay 
Area. 
B. Parking requirements are as follows: 
1. Multifamily housing for senior 
citizens: unit (0.5, 1); 
2. Nursing home or long-term care 
facility: 4 patient beds (1, 1); 
3. Retirement residence with no skilled 
nursing facility: unit (1, 1); 
4. Retirement residence with skilled 
nursing facility: worker on largest shift 
(1.25, 1.25). 
C. A traffic mitigation plan is required. 
The plan shall address traffic control, 
parking management (including mitigation 
of overflow parking into adjoining 
residential areas), and traffic movement 
to the arterial street system. 

General sales or service 
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Table 21.13.110B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: Unit of 
Measure (Min. 
required, Max. 

allowed) 

Special regulations 

6 General sales or Service 
Retail Sales 

1,000 sq ft gfa (2,3) A. The following uses are prohibited: 
1. Gasoline service; 
2. Outdoor automobile sales, rental or 
service, except indoor and outdoor sales, 
rental and service of non-motorized 
vehicles such as bicycles are permitted. 
B. Limited to less than 75,000 square 
feet gross floor area in a single use. 
C. Parking standards for restaurant uses: 
1,000 sq ft gfa (9, 10). 
D. 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. 

Business and Service 

Food and Beverage 

Pet and Animal Sales and 
Service 

Manufacturing and Wholesale Trade 
7 Manufacturing and 

Wholesale Trade 
1,000 sq ft gfa (2,3) Uses in new structures permitted 

after June 17, 2017 shall not be 
materially detrimental in terms of noise, 
truck traffic and other potential 
operational impacts with nearby 
multistory mixed-use/residential 
developments. 

# Artisanal Manufacturing, 
Retail Sales, and Service 

1,000 sq ft gfa (2,3)  

Transportation, Communications, Information and Utilities 
8 Road, ground passenger, 

and transit 
transportation 

1,000 sq ft gfa (2, 3)  

9 Towing operators and auto 
impoundment yards 

 A. Auto impoundment yards and other 
outdoor storage prohibited. 
B. Uses in new structures permitted after 
June 17, 2017 shall not be materially 
detrimental in terms of noise, truck 
traffic and other potential operational 
impacts with nearby multistory mixed-
use/residential developments. 

10 Rapid charging station Adequate to 
accommodate peak use 

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 Communications and 
information 

1,000 sq ft gfa (2, 3)  

13 Wireless Communication 
Facilities 

 See RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 

14 Local utilities Adequate to 
accommodate peak use 

Requires a conditional use permit if 40 
feet in height or greater. See RZC 
21.76.070.K,Conditional Use Permit. 
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Table 21.13.110B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: Unit of 
Measure (Min. 
required, Max. 

allowed) 

Special regulations 

15 Regional utilities   
Arts, Entertainment and Recreation 
16 Arts, entertainment and 

recreation Arts, 
Entertainment, 
Recreation, and Assembly 

Adequate to 
accommodate peak use 

A. Parking requirement for natural or 
other recreational parks: 1,000 sq ft gfa 
(0, Adequate to accommodate peak use). 
B. Excludes golf courses. 

Natural and Other 
Recreational Parks 

Education, Public Administration, Health Care and other Institutions 
17 Education, public 

administration, health 
care and other 
institutions, except 
those listed below 
Educational 

Adequate to 
accommodate peak use 

A. Provisions for day care centers: 
1. Parking requirement: employee on 
maximum shift (1, 1); 
2. Play equipment shall be located no 
less than 10 feet from any property line; 
3. Shall not be located closer than 300 
feet from existing day care operation in 
residential zone. 
B. Excludes crematoriums. 

 Government and 
Administration 

  

 Institutional Health and 
Human Services 

  

18 Religious Institutions 
Faith-based and Funerary 

Assembly uses: 1,000 
sq ft gfa (10, 10), or 
number of fixed seats 
(0.2, 0.2) 

A. A seat is one fixed seat or 18 inches 
on a pew or bench or seven square feet in 
the general assembly area (including 
aisle space, but excluding stage, podium, 
lobby, and space for musical 
instruments). 
B. Storage locations of buses/vans over 
10,000 gvw shall be shown on a plan and 
screened from neighboring properties or 
right-of-way. 
C 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. 
D. Maximum height for separate structures 
on site such as bell towers, crosses, 
statuary or other symbolic religious 
icons, is 50 feet. 
E. A traffic mitigation plan is required. 
The plan shall address traffic control, 
parking management (including mitigation 
of overflow parking into adjoining 
residential areas), and traffic movement 
to the arterial street system. 
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Table 21.13.110B 
Allowed Uses and Basic Development Standards 

§ Use Parking Ratio: Unit of 
Measure (Min. 
required, Max. 

allowed) 

Special regulations 

B. Refer to RZC 21.08.280 Faith-Based and 
Funerary for requirements concerning 
faith-based and funerary uses. 

Construction-Related Businesses 
19 Construction-related 

businesses 
1,000 sq ft gfa (2, 3) Uses in new structures permitted after 

June 17, 2017 shall not be materially 
detrimental in terms of noise, truck 
traffic and other potential operational 
impacts with nearby multistory mixed-
use/residential developments. 

Other 
20 Kiosk  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. 

21 Vending Cart   
22 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. 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 
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RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

Section 18.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.13 Southeast Redmond. The provisions of RZC Chapter 

21.13, Sections 21.13.120 MDD Site Standards and 21.13.150 MDD 

Floor Area are hereby amended to read as follows:   

RZC 21.13.120 MDD Site Standards. 

MDD site Standards are hereby amended to read as follows: 

Table 21.13.120A 

Site Standards 

  MDD1 MDD2 MDD3 MDD4 MDD5 Notes 

  

  

FAR for 

residential 

uses 

Base

: 

0.74 

Max 

with 

ince

ntiv

es: 

1.64 

Base

: 

0.76 

Max 

with 

ince

ntiv

es: 

1.91 

Base: 

0.90 

(0.99 

with 

requir

ed 

afford

able 

housin

g) 

  

Base

: 0 

Max: 

0 

  

Base: 

0.5 

Max with 

incentiv

es: 1.65 
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Max 

with 

incent

ives: 

1.35 

  

  

FAR for 

non-

residentia

l uses 

Base

: 

0.76 

Max 

with 

ince

ntiv

es: 

1.66 

Base

: 

0.74 

Max 

with 

ince

ntiv

es: 

1.89 

Base: 

0.90 

Max 

with 

incen

tives

: 

Max: 

0.90 

Base

: 

0.5 

Max 

with 

ince

ntiv

es: 

1.4 

Base: 0 

Max 

with 

incenti

ves: 

1.15 or 

amount 

existin

g on 

June 

17, 

2017, 

whichev

er is 

greater 

  

  

Combined 

FAR 

Min: 

1.5 

Min: 

1.5 

  

Max: 

1.35 

Min: 

0.5 

Min: 0. 

5 
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Max: 

3.0 

Max: 

2.54 

Max: 

1.4 

Max: 

2.0 

Required 

residentia

l floor 

area as 

percentage 

of total 

floor area 

  

Min: 

25% 

  

Min: 

50% 

  

No 

stand

ard 

  

0% 

  

Min: 

50% 

 

Maximum 

lot 

coverage 

by 

structures 

70% 65% 55% 55% 55%  

Maximum 

impervious 

surface 

area 

75% 70% Base: 

70% 

Max 

with 

incen

tives

: 75% 

70% 70%  
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Minimum 

landscapin

g 

25% 30% 40% 30% 40% 1. Ecological 

score of 30 

or greater 

required 

2. See RZC 

21.60.040.C, 

Landscaping 

for 

landscape 

design 

standards 

Minimum 

land area 

for 

stormwater 

infiltrati

on 

7% 7% 7% 7% 7% Stormwater shall 

be infiltrated. 

See RZC 

21.17.010.E, 

Surface Water 

Management 

Minimum 

residentia

l usable 

open space 

15% 15% No standard 15% See RZC 

21.13.190, 

Residential 

Usable Open Space 
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Floor area ratio. The base floor area ratio (FAR) is the FAR allowed 

without use of any incentives. The minimum FAR is the minimum 

allowed FAR for a development proposal that requires a land use 

entitlement, excluding administrative modifications. In no case 

shall proposed FAR exceed the maximum combined FAR. 

RZC 21.13.150 MDD Floor Area 

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. The FAR for nonresidential and residential uses within a given 

development are individually calculated and may be added 

together for a cumulative total, provided that the respective 

maximum FAR for each use is not exceeded, unless otherwise 

provided for. 

C. Floor area ratio calculations shall be based on the gross site 

area prior to any provision of space for public amenities. 

D. 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. 
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Table RZC 21.13.150 MDD Floor Area 

Use Type MDD 1 

  

MDD 2 

  

MDD 3 

  

MDD 4 

  

MDD 5 

  

Required 

residentia

l floor 

area as 

percentage 

of total 

floor area 

Percentage Min: 

25% 

Min: 50% No 

standar

d 

N/A Min: 

50% 

Residentia

l 

Base FAR  

Max FAR w/ 

Incentives 

0.74 

1.64 

0.76 

1.91 

0.99 

1.35 

N/A 0.5 

1.65 

Non-

Residentia

l 

Base FAR  

Max FAR w/ 

Incentives 

0.76 

1.66 

0.74 

1.89 

0.90 

0.90 

0.5 

1.4 

0 

1.15* 

Hotel/Mote

l/ Other 

Accommodat

ion 

Services 

Base FAR  

Max FAR w/ 

Incentives 

0.76 

1.66 

0.74 

1.89 

0.90 

0.90 

0.5 

1.4 

0.5 

1.15* 
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Table RZC 21.13.150 MDD Floor Area 

Use Type MDD 1 

  

MDD 2 

  

MDD 3 

  

MDD 4 

  

MDD 5 

  

Combined 

FAR 

Minimum 

Minimum 1.5 1.5 N/A 0.5 0.5 

Combined 

FAR 

Maximum 

(Mixed 

Use) 

Maximum 3.0 2.54 1.35 1.4 2.0 

* Or amount existing on June 17, 2017, whichever is greater 

Applicability: This table summarizes the permitted FAR for 

different types of uses based on their MDD Zone Designation. 

Base FAR = The Floor Area Ratio allowed for a given use without 

any incentives. 

Max FAR w/ Incentives = The Floor Area Ratio a given use cannot 

exceed even after utilizing applicable incentives listed in RZC 

21.13.220 
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Section 19.   Amendments to Redmond Zoning Code (RZC) 

Section 21.13.220 MDD Incentive Program. The provisions of RZC 

Section 21.13.220 are hereby amended to read as follows: 

A. Purpose. The purpose of this section is to enhance the 

character and overall livability of the Marymoor 

Design District. The incentive program encourages 

features that implement subarea goals and respond to 

needs for public amenities and environmental 

sustainability. The incentive program reduces the 

cost of these features by allowing increased building 

height and floor area. This section also indicates 

identifies the City’s priorities for provision of 

these desired features. 

B. Features and Incentives. 

1. Table 21.13.220A, Features and Incentives, 

indicates identifies features and maximum 

incentives available in each zone. Following 

the table, subsection paragraph D. Features 

Explained explains the features in detail. 

2. Applicants must are required to provide all 

applicable Priority Items Features before they 

are eligible in order for to receive incentives 
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for Other Items Additional Features. 

3. The same land area may not be used to qualify for two 

bonus features. For example, an applicant whose 

site is shown for a park on Map 13.1, Marymoor 

Design District Map, and who satisfies that 

requirement must provide additional space for a 

community food garden in order to receive 

additional development incentives. 

C. Restrictions. 

1. Features provided through this program for parks 

and plazas may not be counted toward satisfaction 

of the minimum open space requirements in RZC 

21.13.190, MDD Residential Usable Open Space. 

2. Transfer of Development Rights may not be used 

to exceed the maximum building height allowed 

through this program. 

Table 21.13.220A 
Features and Incentives 

Feature Applicable 
Performance 

Areas 

Maximum Incentive 

Priority Items   
Master plan 1, 2, 4, 5 Height: 1 story for buildings 

representing half of total 
gross floor area within the 
project limit. 
FAR: 0.25 each for residential 
(where allowed) and non-
residential. 
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Table 21.13.220A 
Features and Incentives 

Feature Applicable 
Performance 

Areas 

Maximum Incentive 

Multifamily component exceeds 
50 percent of total gross floor 
area 
Decarbonization  
  

1, 2, 4, 5 Height: 1 story for all 
buildings and one-half story 
for buildings representing half 
of total gross floor area. 
Maximum stories allowed in the 
zone for all buildings 
(residential and commercial) 
within the project limit; 
Maximum residential FAR for 
residential uses; and 
Maximum FAR allowed in the zone 
for commercial 
uses. 

Park or Plaza 1, 2, 4, 5 Height: 1 story for all 
buildings. 
FAR: 0.25 each for residential 
and non-residential. 
Height: 1 story for all 
buildings within the project 
limit. 
FAR: 0.5 for residential. 
 

Increase ecological score to 35 
by incorporating items 7 and 
14, or item 13 
LEED Certification/Green 
Building (or equivalent 
certification system that meets 
or exceeds the minimum energy, 
water, and natural systems 
outcomes) and Tree Canopy 
Strategic Plan 

1, 2, 3, 4, 5 Height: 1 story for buildings 
representing half of total 
gross floor area (MDD4 only). 
FAR: 0.2 each for residential 
(where allowed) and non-
residential. 
LEED Gold: Additional .25 FAR 
for residential uses and an 
additional .25 FAR for 
commercial uses. 
 
LEED Platinum: Additional 0.25 
FAR for residential uses, 
additional 0.25 FAR for 
commercial, and one story 
height bonus for all buildings 
within the project limit. 

Other items Additional Features 
 
 
Increase ecological score to 35 
by incorporating items 7 and 
14, or item 13  Dedicated Local 
Commercial or Affordable 
Commercial 

1, 2, 3, 4, 5 Height: 1 story for all 
buildings. Additional one story 
for commercial buildings; and 
Maximum commercial FAR. 

Incorporate community food 
garden(s) of 4,000 square feet 
each 

2, 3, 5 For MDD2 and MDD5: Height: 1 
story for buildings 
representing half of total 
gross floor area. 
For MDD3: 75 percent maximum 
impervious surface area (up 
from 70 percent) when three 
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Table 21.13.220A 
Features and Incentives 

Feature Applicable 
Performance 

Areas 

Maximum Incentive 

food gardens are provided. 
 

20 percent of homes affordable 
at 80 percent of area median 
income 

3 0.45 FAR increase, to 1.35, 
inclusive of all units and 
bonuses. 

Reduce impervious surface area 
to 60 percent 

3 Height: 1 story for all 
buildings. 

Arts (or in lieu contribution) 1, 2, 4, 5 FAR: 0.2 each for residential 
(where allowed) and non-
residential. 

Structured parking 1, 2, 4, 5 Height: 1 story, except no 
height bonus in MDD4. 
FAR: 0.25 each for residential 
(where allowed) and non-
residential. 
 

 

Notes: 

1.  The 20% affordable housing requirement may be combined 

with the required 10% affordable housing requirement 

of RZC 21.20. Alternative compliance methods, such as 

deeper affordability, may be utilized as provided by 

RZC 21.20.050. 

2.  If providing the LEED Platinum Certification 

Priority Feature, only one Priority Feature is 

required to meet applicability requirements for a 

project to be eligible to receive Additional 

Feature incentives.  

A project may be deemed eligible to receive 

incentives associated with provision of Additional 

Features if the Priority Features are all 
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determined by the Technical Committee to be 

inapplicable within the project limit. 

Determination shall be based on location, 

feasibility, and/or functionality. 

D. Features Explained 

1. Master plan. Complete a master plan as described in 

RZC 21.13.050, MDD Master Planning. 

2. Multifamily component exceeds 50 percent of total 

gross floor area. Submit and receive approval for 

a land use entitlement where 50 percent of the 

total project gross floor area is allocated to 

multifamily uses. 

3. Park or Plaza. Dedicate and improve at least one 

acre of land for a park with neighborhood park 

amenities, or an urban plaza, accessible to the 

public from the public way. The preferred 

location for one park or plaza is the northeast 

corner of 174th Ave NE and NE 68th St. The 

preferred location for the other park or plaza 

is the northeast corner of 177th Ave NE and NE 

63rd St. The City may approve modifying the 
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location provided the modified location equally 

or better achieves the following goals: 

providing two parks/plazas in the Marymoor 

Subarea, and distributing the parks/plazas so 

as to be conveniently and safely accessible to 

those in the Marymoor Subarea. 

 

4. Increase ecological score to 35 by incorporating 

items 7 and 14, or item 13: incorporate 

vegetated walls and landscaped roofs, or 

incorporate green roofs according to the 

standards described in RZC 21.32.060, 

Ecological Score Requirements. 

5. 2. Incorporate community food garden(s) of 4,000 

square feet each: provide land and planting-

ready beds with appropriate soil and solar 

access for community food garden(s) open, at 

minimum, to residents, employees or other 

tenants of the development. 

6. 3. 20 Twenty percent of homes affordable at 80 

percent of area median income: start with the 

number of required affordable homes (10 
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percent) and double that number.  For example:  

10 required affordable homes x 2 = 20 

affordable homes.  In this example, 20 of the 

homes would be provided at 80 percent of the 

area median income. 

7. Reduce impervious surface area to 60 percent: 

design the site to reduce total impervious 

surface area to 60 percent. 

8. 4. 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. 

9. 5. Structured parking: provide at least half of 

all on-site parking in a parking structure 

rather than a surface lot. 
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6. Decarbonization includes the following in order 

to receive the incentive: 

a. Provide only high efficiency heat pump for 

space heating;  

b. Provide only hot water heat pumps; 

c. Avoid natural gas for cooking. Deviations 

may be proposed that provide electrical 

outlets, supporting future conversion to 

electrical appliances; 

d. Install utilities for EV and solar 

readiness; 

e. Confirm 3–5-year Green Power, purchase 

contract from PSE to offset all 

operational energy use based on energy 

modeling; and 

f. Install a Building Automation System (BAS) 

for increased occupant control and for 

automatic switch-off when systems are not 

in use. 

640



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 553 of 714  Ordinance No. _____ 

AM No. _____ 
 

g. A confirmation shall be provided to the 

City every five years by the property 

owner, confirming that the carbon 

emissions of the site remain the same or 

have reduced. A binding agreement will be 

used to provide such confirmation.  This 

agreement must run with the building and 

stay in place in perpetuity.   

7. LEED Certification/Green Building (or equivalent 

certification system that meets or exceeds the 

minimum energy, water, and natural systems 

outcomes) and Tree Canopy Strategic Plan: 

a.  LEED Platinum or an equivalent Green 

Building Rating and Certification System  

along with the offset of operational 

energy through direct contract with PSE or 

through support of the Tree Canopy 

Strategic Plan.   

b.  Support of the Tree Canopy Strategic Plan 

shall be provided as plantings located in 

the City’s greenbelt, where capacity is 

available.   
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c.  Plantings shall be confirmed with Public 

Works and Parks during project proposal. 

Section 20.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.14 Commercial Regulations. The provisions of RZC 

Chapter 21.14 Commercial Regulations, Sections 21.14.010 

Neighborhood Commercial 1 (NC-1), 21.14.015 Neighborhood 

Commercial 2 (NC-2), 21.14.020 General Commercial, 21.14.030 

Business Park, 21.14.040 Manufacturing Park, 21.14.050 Industry, 

21.14.070 Bear Creek Design District, and 21.14.080 Northwest 

Design District are hereby amended to read as follows:   

RZC 21.14.010 Neighborhood Commercial 1 (NC-1). 

A.  Purpose. The purpose of the Neighborhood Commercial 1 

(NC-1) zone is to provide for attractively designed 

small-scale shopping areas that offer convenience 

goods and professional and personal services for the 

daily needs of nearby neighborhoods and that serve as 

neighborhood gathering places. The intent is to ensure 

compatibility with the vicinity neighborhood character 

and to reduce trip length and frequency by allowing 

only those uses that primarily serve the neighborhood 

and that do not have a tendency to draw traffic from 

outside the neighborhood. Location on transit routes 
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and near pedestrian facilities and bike paths is 

intended to encourage transit use, walking, and biking 

and to promote convenient access within the shopping 

area and to and from the neighborhood. Neighborhood 

Commercial developments should be compatible in 

height, size, bulk, and design with adjacent 

residential uses. Mixed-use development is encouraged. 

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. 

 

Neighborhood Commercial 1 – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environ
ment 

 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentiv
es 

 

Other 

 

Floor 
Area 
Ratio 

Fence
s 

Parking 
Standards 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulati

ons 

Height Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridor
s & 

Gateways 
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Densit
y 

Outdo
or 

Stora
ge, 
Displ
ay & 
Enclo
sures 

 

 Environ
mental 
Regulat
ions 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transiti
on 

Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

Setbac
ks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

E.  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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in NC-1 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

Low Density 
Residential 
Medium Density 
Residential 

Residential Residential L R 200-299 
Mixed-use 
residential 

Mixed-use 
residential 

L R 200-299 

Adult Family 
Home 

Adult Family 
Home 

P I 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in NC-1 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 
 

Consumer goods sales or 
service, other than 
heavy or durable 

P M 800-899 

Grocery, food, beverage, 
and dairy 

P M 800-899 

Business and Service Professional services P B 700-799, 
900-999, 

600-699 for 
Veterinary  

Food and Beverage 
 

Full-service restaurant P A 900-999 
Cafeteria or limited-
service restaurant 

P A 900-999 

Business and Service Personal services P B 700-799, 
900-999 
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Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

L   

1. Limited to 
libraries. 

 L   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Museums and other 
special purpose 
recreational 
institutions 

P A 400-499, 
500-599 

Arts, Entertainment, 
Recreation, and Assembly 

Amusement, sports, or 
recreation establishment 

P A 400-499, 
500-599 

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400-499 

Government and 
Administration 

Government functions L B 700-799 

1. Maintenance shops  N   
Water-enjoyment use Water-enjoyment use L  400-499 
 

E F.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in the Neighborhood Commercial (NC-

1) 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. Uses not listed are not 

permitted. 
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Table 21.14.010C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of measure 

(required, 
allowed) 

Special Regulations 

Residential1 
1 Residential Unit (1.0, 

2.25) plus 1 
guest space per 
4 units for 
projects of 6 
units or more 

Prohibited in NC-1 zones bordering 188th 
Avenue NE in Southeast Redmond. 2 Mixed-use 

residential 

 Adult Family 
Home 

Dwelling unit 
(2,0) 

 

General Sales or Service 
3 Consumer goods 

sales or 
service, other 
than heavy or 
durable Retail 
Sales 

1,000 sq ft 
gfa (2.0, 3.0) 

 

4 Grocery, food, 
beverage, and 
dairy 

5 Professional 
services 
Business and 
Service 

6 Full-service 
restaurant Food 
and Beverage 

7 Cafeteria or 
limited-service 
restaurant 

8 Personal 
services 

Transportation, Communication, Information, and Utilities 
9 Rapid charging 

station 
 Permitted only when three sides of site 

abut nonresidential zone, RZC 21.04.030 
Comprehensive Allowed Uses Chart. 

10 Battery 
exchange 
station 

Permitted only when three sides of site 
abut nonresidential zone. 

11 Communications 
and Information 

Adequate to 
accommodate 
peak use 

Only libraries are permitted. 

12 Local utilities  
13 Regional 

utilities 
Conditional use permit required. See RZC 
21.76.070.K, Conditional Use Permit. 

14 Wireless 
Communication 
Facilities 

 See RZC 21.56, Wireless Communication 
Facilities, for specific development 
requirements. 

Arts, Entertainment, and Recreation 
15 Museums and 

other special 
purpose 
recreational 
institutions 
Arts, 

1,000 sq ft gfa 
(2.0, 3.0) 
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Table 21.14.010C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of measure 

(required, 
allowed) 

Special Regulations 

Entertainment, 
Recreation, and 
Assembly 

16 Amusement, 
sports, or 
recreation 
establishment 

17 Natural and 
other 
recreational 
parks 

1,000 sq ft gfa 
(0, adequate to 
accommodate 
peak use) 

Education, Public Administration, Health Care, and other Institutions 
18 Government 

functions and 
Administration 

Employee during 
maximum shift 
(1.0,1.0) 

A. Limited to 1,000 square feet gross 
floor area per establishment. 
B. Excludes maintenance shops. 

Other 
19 Water-enjoyment 

use 
Adequate to 
accommodate 
peak use 

Only allowed in the Bear Creek shoreline 
jurisdiction downstream of Avondale Road 
on Union Hill Road, Redmond Way, or SR 
520; and in the Sammamish River shoreline 
jurisdiction at NE 85th Street or NE 90th 
Street. 

20 Kiosk  A. Within the shoreline jurisdictions of 
Bear Creek and the Sammamish River, 
limited to uses associated with water 
enjoyment. 
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. 

21 Vending cart 

22 Drive-up stand 1,000 sq ft 
gfa(2.0, 3.0) 

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. 
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Table 21.14.010C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of measure 

(required, 
allowed) 

Special Regulations 

E. Administrative design review required 
for structures. 
F. 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 84.36, are 

allowed in all Land Use Districts where residential dwellings 

and/or hotel uses are allowed, subject to section RZC 

21.57.010 Permanent Supportive Housing, Transitional Housing, 

and Emergency Housing. 

RZC 21.14.015 Neighborhood Commercial 2 (NC-2). 

A.  Purpose. The purpose of the Neighborhood Commercial 2 

(NC-2) zone is to provide for attractively designed 

medium-scale shopping areas that offer convenience 

goods, professional and business services, and 

personal services for the daily needs of nearby 

neighborhoods and that serve as neighborhood gathering 

places. The intent is to promote compatibility with 

the vicinity neighborhood character. Location on 

transit routes and near pedestrian facilities and bike 

paths is intended to encourage transit use, walking, 
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and biking and to promote convenient access within the 

shopping area and to and from the neighborhood. 

Neighborhood Commercial developments should be 

compatible in height, size, bulk, and design with 

adjacent residential uses. Mixed-use development is 

encouraged. 

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. 

 

Neighborhood Commercial 2 – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environ
ment 

 

Communit
y

 

Process

 

Money 

 

Incentiv
es

 

Other

 

Floor 
Area 
Ratio 

Fence
s 

Parking 
Standards 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulati

ons 

Height Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridor
s & 

Gateways 

Densit
y 

Outdo
or 

Stora

 Environ
mental 

Affordab
le 

Housing 

Develop
ment 

 General 
Incentiv

e 

Transiti
on 
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ge, 
Displ
ay & 
Enclo
sures 

 

Regulat
ions 

Service
s 

Informat
ion 

Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

Setbac
ks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

E.  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 

651



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 564 of 714  Ordinance No. _____ 

AM No. _____ 
 

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 ##.##.###.#    General Allowed Uses and Cross-References in NC-2 Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

Low Density 
Residential 
Medium Density 
Residential 

Residential 
structure 

Residential 
structure 

P R 200-299 

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200-299 

Adult Family 
Home 

Adult Family 
Home 

P I 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in NC-2 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; Consumer 
goods sales or service, 
other than heavy or 
durable; Grocery, food, 
beverage, and dairy; 
Health and personal care 

L M 800-899 
P M 800-899 
P M 800-899 
P M 800-899 

1. Automobile sales, 
services, or rental 
establishments shall be 
limited to gasoline 
service only. 
 

 

L   

Business and Service 
 Finance and insurance; 

Real estate services; 
Professional services 

L B 
 

700-799, 
900-999, 

600-699 for 
Veterinary 

1. Self-storage 
facilities  

N   
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Food and Beverage Full-service restaurant; 
Cafeteria or limited-
service restaurant 

P A 900-999 

Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H 100-199, 

800-899, 
900-999 

Rapid charging station Rapid charging station L   
Battery exchange station Battery exchange station L   
Communications and 
Information 

Communications and 
Information 

L   

1. Limited to libraries 
only  L   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Arts, Entertainment, 
Recreation, and Assembly 

Museums and other 
special purpose 
recreational 
institutions 

P A 400-499, 
500-599 

Amusement, sports, or 
recreation establishment 

P A 400-499, 
500-599 

Natural and other 
recreational parks 

Natural and other 
recreational parks 

P  400-499 

Government and 
Administration 

Public administration; 
Other government 
functions 

L B 700-799 

1. Maintenance shops  N   

Institutional Health and 
Human Services 

Ambulatory and 
outpatient services;  
Social assistance, 
welfare, and charitable 
services 

P I 600-699; 
700-799 

Day care center Day care center P E 500-599 
Water-enjoyment use Water-enjoyment use L   

 

E F. Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in the Neighborhood Commercial (NC-

2) 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. Uses not listed are not 

permitted. 

Table 21.14.015C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of 
measure 

(required, 
allowed) 

Special Regulations 

Residential1 
1 Residential 

structure 
Unit (1.0, 
2.25) plus 1 
guest space 
per 4 units 
for projects 
of 6 units or 
more 

 

Mixed-use 
residential 
structure 

 Adult Family 
Home 

Dwelling unit 
(2.0) 

 

General Sales or Service 
2 Automobile 

sales, service, 
or rental 
establishment 
Retail Sales 

1,000 sq ft 
gfa (4.0, 5.0) 

A. Gasoline service only – no other uses 
permitted. 
B. Gasoline service permitted only when 
three sides of site abut nonresidential 
zone. 

3 Consumer goods 
sales or 
service, other 
than heavy or 
durable 

 

4 Grocery, food, 
beverage, and 
dairy 

A grocery, food, beverage, or dairy 
establishment that attains a minimum of 
LEED Silver Certification or comparable 
Built Green or other certification as 
determined by the Technical Committee may 
exceed the 5,000 square feet gross floor 
area with a gross floor area no greater 
than 25,000 square feet. 

5 Health and 
personal care 

 

6 Finance and 
insurance 
Business and 
Service 

 

7 Real estate 
services 

Self-storage facilities prohibited. 

8 Professional 
services 
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Table 21.14.015C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of 
measure 

(required, 
allowed) 

Special Regulations 

9 Full-service 
restaurant Food 
and Beverage 

1,000 sq ft 
gfa (9.0, 9.0) 

 

10 Cafeteria or 
limited-service 
restaurant 

1,000 sq ft 
gfa (10.0, 
10.0) 

11 Personal 
services 

1,000 sq ft 
gfa (4.0, 5.0) 

 

Manufacturing and Wholesale Trade 
# Artisanal 

Manufacturing, 
Retail Sales, 
and Service 

1,000 sq ft 
gfa (4.0, 5.0) 

 

Transportation, Communication, Information, and Utilities 
12 Rapid charging 

station 
Adequate to 
accommodate 
peak use 

Permitted only when three sides of site 
abut nonresidential zone, RZC 21.04.030 
Comprehensive Allowed Uses Chart. 

13 Battery 
exchange 
station 

Permitted only when three sides of site 
abut nonresidential zone. 

14 Communications 
and Information 

Only libraries are permitted. 

15 Local utilities  
16 Regional 

utilities 
Conditional use permit required. See RZC 
21.76.070.K, Conditional Use Permit. 

17 Wireless 
Communication 
Facilities 

 See RZC 21.56,Wireless Communication 
Facilities, for specific development 
requirements. 

Arts, Entertainment, and Recreation 
18 Museums and 

other special 
purpose 
recreational 
institutions 
Arts, 
Entertainment, 
Recreation, and 
Assembly 

1,000 sq 
ft gfa (10.0, 
10.0) 

 

19 Amusement, 
sports, or 
recreation 
establishment 

20 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

Education, Public Administration, Health Care, and Other Institutions 
21 Public 

administration 
Government and 
Administration 

1,000 sq ft 
gfa (4.0, 5.0) 
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Table 21.14.015C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of 
measure 

(required, 
allowed) 

Special Regulations 

22 Other 
government 
functions 

Employee 
during maximum 
shift 
(1.0,1.0) 

Excludes maintenance shops. 

23 Ambulatory and 
outpatient 
services 
Institutional 
Health and 
Human Services 

1,000 sq ft 
gfa (4.0, 5.0) 

 

24 Social 
assistance, 
welfare, and 
charitable 
services 

Adequate to 
accommodate 
peak use 

Excludes day care centers. 

25 Day care center A. Play equipment shall be located no 
less than 10 feet from any property line. 
B. Shall not be located closer than 300 
feet from existing day care operation in 
residential zone. 

Other 
26 Water-enjoyment 

use 
Adequate to 
accommodate 
peak use 

Only allowed in the Bear Creek shoreline 
jurisdiction downstream of Avondale Road 
on Union Hill Road, Redmond Way, or SR 
520; and, in the Sammamish River 
shoreline jurisdiction at NE 85th Street 
or NE 90th Street. 

27 Kiosk  A. Within the shoreline jurisdictions of 
Bear Creek and the Sammamish River, 
limited to uses associated with water 
enjoyment. 
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. 

28 Vending cart 

29 Drive-up stand 1,000 sq ft 
gross floor 
area (4.0, 
5.0) 

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. 
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Table 21.14.015C 
Allowed Uses and Basic Development Standards 

Section Use Parking ratio: 
unit of 
measure 

(required, 
allowed) 

Special Regulations 

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..  

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 21.14.020 General Commercial. 

A.  Purpose. The purpose of the General Commercial (GC) zone 

is to provide for retail and service businesses that 

serve community needs and that are better suited for 

locations outside of the Downtown, Overlake, or 

Neighborhood Commercial zones. These uses are more 

land intensive, serve travelers, or offer warehouse 

sales and sales of larger goods that make location in 
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the Downtown, Overlake, or Neighborhood Commercial 

zones undesirable. Examples of such uses include, but 

are not limited to, large-box retail, vehicles sales 

and service, mini-warehouses, rental services, 

wholesale uses, and other similar uses. Mixed-use 

development is also allowed. 

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. 

 

General Commercial – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environ
ment 

 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentiv
es 

 

Other 

 

Floor 
Area 
Ratio 

Fence
s 

Parking 
Standards 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulati

ons 

Height Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridor
s & 

Gateways 
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Densit
y 

Outdo
or 

Stora
ge, 
Displ
ay & 
Enclo
sures 

 

 Environ
mental 
Regulat
ions 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transiti
on 

Overlay 
Areas 

Imperv
ious 

Surfac
e 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

Setbac
ks 
 

Hazar
dous 
Liqui

d 
Pipel
ines 

       

 

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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in GC Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

High Density 
Residential 

Multifamily 
structure 

Multifamily 
structure 

P R 200-299 

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in GC 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; 
Grocery, food and 
beverage; Convenience 
store; Health and 
personal care 

L M 800-899 
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1. Drive-through 
facilities  P   

Business and Service Finance and insurance; 
Real estate services; 
Professional services; 
Administrative services; 
Personal services 

P B 700-799, 
900-999, 

600-699 for 
Veterinary 

1. Drive-through 
facilities  P   

Marijuana retail sales Marijuana retail sales P R 882 
Food and Beverage 
 

Full-service restaurant; 
Cafeteria or limited 
service restaurant; Bar 
or drinking place 

P A 900-999 

1. Drive-through 
facilities  P   

Pet and animal sales or 
service (except 
veterinary) 

Pet and animal sales or 
service (except 
veterinary); Animal 
kennel/shelter 

L B 800-899 

Hotel, Motel, and Other 
Accommodation Services Hotel or motel P R-2 300-399 

Artisanal Manufacturing, 
Retail Sales, and 
Service 

 
L M, F, H 100-199, 

800-899, 
900-999 

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   
Communications and 
information 

Communications and 
information 

P   

Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Incidental hazardous 
waste treatment and 
storage 

Incidental hazardous 
waste treatment and 
storage 

L   

Arts, Entertainment, 
Recreation, and Assembly 

Performing arts or 
supporting 
establishment; Museums 
and other special 
purpose recreational 
institutions; Zoos, 
botanical gardens, 
arboreta, etc.; 
Amusement, sports, or 
recreation establishment 

P A 400-499, 
500-599 

Natural and Other 
Recreational Parks 

Natural and other 
recreational parks 

P  400-499 

Government and 
Administration 
 

Public administration; 
Other government 
functions; Public safety 

P B 700-799 

Institutional Health and 
Human Services 

Ambulatory and 
outpatient care services 

P I 600-699 

Day care center Day care center L E 500-599 
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Religious and Funerary Religious institutions; 
Funeral homes and 
services; Cremation 
services and cemeteries 

L A, B, H, 
I, R, S 

500-599 

Water enjoyment use Water enjoyment use    
 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 

that apply to uses in the General Commercial (GC) 

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. Uses not listed are not permitted. 

 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

Residential1 
1 Multifamily 

structure 
3; 
4 

0.80; 
0.90 

Studio (1.2, 
1.2) 
1 bedroom 
(1.5, 1.5) 

 

2 Mixed-use 
residential 
structure 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

2 bedrooms 
(1.8, 1.8) 
3+ bedrooms 
(2.0, 2.0) 

General sales or services 
3 Automobile 

sales, 
service, or 
rental 
establishment 
Retail Sales 

2; 
3 

0.35; 
0.70 

600 sq ft 
enclosed 
sales gfa 
(1.0, 1.0); 
and 2,500 sq 
ft open 
sales/rental 
display area 
(1.0, 1.0); 
and service 
bay (3.0, 
3.0); and 
employee on 
maximum 
shift (1.0, 
1.0) 

A. Shall not abut 
residential 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. 
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. 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

I. Vehicle repair shall be 
conducted indoors. 

4 Heavy consumer 
goods sales or 
service 

2; 
3 

0.35; 
0.70 

1,000 sq ft 
gfa (4.0, 
5.0) 

 

5 Durable 
consumer goods 
sales or 
service 

6 Consumer goods 
sales or 
service, other 
than heavy or 
durable 

7 Grocery, food 
and beverage 

8 Convenience 
store 

9 Health and 
personal care 

A. Drive-through 
facilities permitted. 
B. 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. 
C B. Type II landscaping 
shall screen drive-through 
lanes. 

10 Finance and 
insurance 
Business and 
Service 

11 Real estate 
services 

 

12 Professional 
services 

13 Administrative 
services 

14 Marijuana 
retail sales 

See RZC 21.41 Marijuana-
related uses for 
additional requirements. 

15 Full-service 
restaurant 
Food and 
Beverage 

2; 
3 

0.35; 
0.70 

1,000 sq ft 
gfa (9.0, 
9.0) 

A. Drive-through 
facilities permitted. 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

16 Cafeteria or 
limited 
service 
restaurant 

1,000 sq ft 
gfa (10.0, 
10.0) 

B. 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. 
C B. Type II landscaping 
shall screen drive-through 
lanes. 

17 Bar or 
drinking place 

18 Personal 
services 

1,000 sq ft 
gfa (4.0, 
5.0) 

 

19 Pet and animal 
sales or 
service 
(except 
veterinary) 

Boarding and training 
facilities must be located 
inside of a structure. 

20 Animal 
kennel/shelter 

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 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

impacted with noise or 
odor problems. 

21 Hotel or 
motel, Motel, 
and Other 
Accommodation 
Services1,2 

Rental room 
(1.0, 1.0) 

 

Manufacturing and Wholesale Trade 
# Artisanal 

Manufacturing, 
Retail Sales, 
and Service 

2; 
3 

0.35; 
0.70 

1,000 sq ft 
gfa (4.0, 
5.0) 

 

Transportation, Communication, Information, and Utilities 
22 Road, ground 

passenger, and 
transit 
transportation 

2; 
3 

0.35; 
0.70 

1,000 sq ft 
gfa (4.0, 
5.0) 

 

23 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

Shall not be located on a 
parcel that abuts a 
residential zone, RZC 
21.04.030 Comprehensive 
Allowed Uses Chart. 

24 Battery 
exchange 
station 

Shall not be located on a 
parcel that abuts a 
residential zone. 

25 Communications 
and 
information 

1,000 sq ft 
gfa (4.0, 
5.0) 

See requirements for 
incidental hazardous waste 
treatment and storage in 
this table. 

26 Wireless 
Communication 
Facilities 

2; 
3 

0.35; 
0.70 

 See RZC 21.56,Wireless 
Communication Facilities, 
for specific 
development requirements. 
 

27 Local 
utilities 

Adequate to 
accommodate 
peak use 

 

28 Regional 
utilities 

Conditional use permit 
required. See RZC 
21.76.070.K, Conditional 
Use Permit. 

29 Incidental 
hazardous 
waste 
treatment and 
storage 

A. Allowed only as an 
accessory use to 
communications and 
information; all site 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

requirements for that 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. 
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. 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. 
E. 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, 

667



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 580 of 714  Ordinance No. _____ 

AM No. _____ 
 

 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

or other methods of 
removing odors or harm. 

Arts, Entertainment, and Recreation 
30 Performing 

arts or 
supporting 
establishment 
Arts, 
Entertainment, 
Recreation, 
and Assembly 

2; 
3 

0.35; 
0.70 

Assembly 
uses: 1,000 
sq ft gfa 
(10.0, 
10.0), or 
number of 
fixed seats 
(0.2, 0.2) 
Other uses: 
1,000 sq ft 
gfa (4.0, 
5.0) 

 

31 Museums and 
other special 
purpose 
recreational 
institutions 

1,000 sq ft 
gfa (4.0, 
5.0) 

32 Zoos, 
botanical 
gardens, 
arboreta, etc. 

Adequate to 
accommodate 
peak use 

33 Amusement, 
sports, or 
recreation 
establishment 

1,000 sq ft 
gfa (4.0, 
5.0) 

34 Natural and 
other 
recreational 
parks 

1,000 sq ft 
gfa (0, 
adaequate 
adequate to 
accommodate 
peak use) 

Education, Public Administration, Health Care, and other Institutions 
35 Public 

administration 
Government and 
Administration 

2; 
3 

0.35; 
0.70 

1,000 sq ft 
gfa (4.0, 
5.0) 

 

36 Other 
government 
functions 

37 Public safety 
38 Ambulatory and 

outpatient 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

care services 
Institutional 
Health and 
Human Service 

39 Day care 
center 

Employee on 
maximum 
shift (1.0, 
1.0) 

A. Play equipment shall be 
located no less than 10 
feet from any property 
line. 
B. Shall not be located 
closer than 300 feet from 
existing day care 
operation in residential 
zone. 

40 Religious 
institutions 
and Funerary 

Assembly 
uses: 1,000 
sq ft gfa 
(10.0, 
10.0), or 
number of 
fixed seats 
(0.2, 0.2) 
Other uses: 
1,000 sq ft 
gfa (4.0, 
5.0) 

A. A seat is one fixed 
seat or 18 inches on a pew 
or bench or seven square 
feet in the general 
assembly area, including 
aisle space, but excluding 
stage, podium, lobby, and 
space for musical 
instruments. 
B. Storage locations of 
buses/vans over 10,000 gvw 
shall be shown on a plan 
and screened from 
neighboring properties or 
right-of-way. 
C 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. 
D. Off-site parking in 
residential zones is 
allowed only with a shared 
parking agreement with an 
existing institutional 
use, such as a school. 
E. A traffic mitigation 
plan is required. The plan 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

shall address traffic 
control, parking 
management (including 
mitigation of overflow 
parking into adjoining 
residential areas), and 
traffic movement to the 
arterial street system. 
F. Steeples, bell towers, 
crosses or other s 
Symbolic religious icons 
mounted on the rooftop may 
exceed the maximum 
shoreline building height 
by 15 feet. (SMP) 
G. Maximum height for 
separate structures on-
site, such as bell towers, 
crosses, statuary, or 
other symbolic religious 
icons, is 50 feet. 
B. Refer to RZC 21.08.280 
Faith-Based and Funerary 
for requirements 
concerning faith-based and 
funerary uses. 

41 Funeral homes 
and services 

1,000 sq ft 
gfa (4.0, 
5.0) 

 

42 Cremation 
services and 
cemeteries 

Other 
43 Water 

enjoyment use 
35 ft.; 
35 ft. 

0.35; 
0.70 

1,000 sq ft 
gfa (4.0, 
5.0) 

Only allowed in the Bear 
Creek shoreline 
jurisdiction downstream of 
Avondale Road on Union 
Hill Road, Redmond Way, or 
SR 520; and, in the 
Sammamish River shoreline 
jurisdiction at NE 85th 
Street or NE 90th Street. 

44 Kiosk 1; 
1 

  A. Limited to uses 
associated with water 
enjoyment within the 
shoreline jurisdictions of 

45 Vending cart 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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. 

46 Drive-up stand 1,000 sq ft 
gfa (4.0, 
5.0) 

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 
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 Table 21.14.020C 

Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to chapter RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency 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. Emergency Housing is subject to chapter RZC 

21.57.010 Permanent Supportive Housing, Transitional 
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Housing, and Emergency Housing.  Emergency Shelter is 

subject to chapter  RZC 21.57.020 Emergency Shelter. 

RZC 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 marijuana 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 
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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. 

 

D.  General Allowed Uses and Cross-References. 

Business Park – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 
 

 

Community 

 

Process 

 

Money 
 

 

Incenti
ves 

 

Other 

 

Buildi
ng 

Height 

Fences Parking 
Standards 

Landscap
ing 

Historica
l & 

Archeolog
ical 

Resources 

Review 
Procedu

res 

Develop
ment 
Fees 

Transfe
r 

Develop
ment 
Rights 
Program 

 

Special 
Regulation

s 

Densit
y 

Signs Transport
ation 

Standards 

Trees Design 
Standards 

Permits Doing 
Busines

s 

Green 
Buildin

g 
Incenti

ve 
Program 

 

Public 
View 

Corridors 
& Gateways 

Imperv
ious 

Surfac
e 
 

Outdoor 
Storage

, 
Display 

& 
Enclosu

res 
 

 Environm
ental 

Regulati
ons 

Affordabl
e Housing 

Develop
ment 

Service
s 

 General 
Incenti

ve 
Informa
tion 

Transition 
Overlay 
Areas 

Setbac
ks 
 

Lightin
g 

 Open 
Space 

Neighborh
ood 

   Wireless 
Communicat

ion 
Facilities 

 Hazardo
us 

Liquid 
Pipelin

es 
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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 ##.##.###.#    General Allowed Uses and Cross-References in BP Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 
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Table ##.##.###.#    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. Limited to 
Automobile sales, 
service, or rental 
establishment; 
Heavy consumer 
goods sales or 
service; Durable 
consumer goods 
sales or service; 
Convenience use 

2. Automobile sales, 
service, or rental 
establishments 
limited to gasoline 
service only 

3. Heavy consumer 
goods, sales, or 
service, and 
Durable consumer 
goods, sales, or 
service limited to 
rental and repair 
of goods only. 

4. Supermarkets 
prohibited. 

 

L, N   

Business and Service Finance and insurance; 
Personal services; 
Professional services; 
Administrative services; 
Services to buildings or 
dwellings 

L B 700-799, 
900-999, 
600-699 

1. 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   
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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  

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   
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. 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. 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   
 

D E.  Allowed Uses and Basic Development Standards. The 

following table contains the basic zoning regulations 
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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. Uses not listed are not permitted. 

Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

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 

Studio 
(1.2, 1.2) 
1 bedroom 
(1.5, 1.5) 
2 bedroom 
(1.8, 1.8) 
3+ bedroom 
(2.0, 2.0) 

 

General sales or services 
2 Automobile 

sales, 
service, or 
rental 
establishment 
Retail Sales 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Conditional use permit 
required. See RZC 
21.76.070.K, Conditional Use 
Permit. 
B. Only gasoline service 
permitted. 
C. Not permitted north of NE 
90th Street and west of 
Willows Road. 

3 Heavy consumer 
goods sales or 
service 

Only rental and repair of 
goods permitted. 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
FAR 

w/o TDR 
or GBP; 
w/TDR or 

GBP 

w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

4 Durable 
consumer goods 
sales or 
service 

5 Finance and 
insurance 
Business and 
Service 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

Finance and insurance, 
convenience use, and 
personal services uses: 
A. Permitted in Willows/Rose 
Hill Neighborhood north of 
NE 95th Street only. 
B. Supermarkets prohibited. 
C. Must be closed a minimum 
of four hours in any 24-hour 
period. 
D C. Minimum size per tenant 
space is 1,000 sq ft gfa. 
E D. Maximum size per tenant 
space is 20,000 sq ft gfa. 
F E. Shall be secondary use 
in multi-tenant building; 
shall not be located in 
separate building containing 
only convenience uses. 
G F. Bicycle parking shall 
be provided on-site. 
H 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. 

6 Convenience 
use 

7 Personal 
services 

8 Professional 
services 

Limited to uses that 
primarily serve business 
clients. 9 Administrative 

services 
10 Services to 

buildings or 
dwellings 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
FAR 

w/o TDR 
or GBP; 
w/TDR or 

GBP 

w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

11 Full-service 
restaurant 
Food and 
Beverage 

Employee on 
maximum 
shift (1.0, 
1.0) 

A. Shall be located in 
multi-tenant building or a 
single building in a 
multibuilding, multi-tenant 
complex. 
B. 50-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. 

12 Cafeteria or 
limited 
service 
restaurant 

13 Bar or 
drinking place 

1,000 sq ft 
gfa (10.0, 
10.0) 

 Marijuana 
Retail Sales 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. See RZC 21.41.Marijuana-
related uses for additional 
requirements. 

Manufacturing and Wholesale Trade 
14 Manufacturing 

and wholesale 
trade 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

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 10 percent of combined 
gross floor area or 1,000 
square feet. 

Transportation, Communication, Information, and Utilities 
15 Rail 

transportation 
4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

16 Road, ground 
passenger, and 
transit 
transportation 

17 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

Shall not be located on a 
parcel that abuts a 
residential zone, 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
FAR 

w/o TDR 
or GBP; 
w/TDR or 

GBP 

w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

RZC 21.04.030 Comprehensive 
Allowed Uses Chart. 

18 Battery 
exchange 
station 

Shall not be located on a 
parcel that abuts a 
residential zone. 

19 Courier and 
messenger 
services 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

20 Heliport 
facility 

Conditional use permit 
required. See RZC 
21.76.070.K, Conditional Use 
Permit. 

21 Automobile 
parking 
facility 

 Storage of impounded, 
abandoned, or damaged 
vehicles is prohibited. 

22 Communications 
and 
information 

  1,000 sq ft 
gfa (2.0, 
3.0) 

 

23 Wireless 
Communication 
Facilities 

   See RZC 21.56,Wireless 
Communication Facilities, 
for specific development 
requirements. 

24 Regional 
utilities 

  Adequate to 
accommodate 
peak use 

 

25 Local 
utilities 

26 Incidental 
hazardous 
waste 
treatment and 
storage 

1,000 sq ft 
gfa (2.0, 
3.0) 

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. 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
FAR 

w/o TDR 
or GBP; 
w/TDR or 

GBP 

w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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 
27 Natural and 

other 
recreational 
parks 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

28 Amusement, 
sports, or 
recreation 
establishment 
Arts, 
Entertainment, 
Recreation, 
and Assembly 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. Limited to athletic club 
or fitness center only. 
B. Maximum size is 30,000 sq 
ft gfa in Willows/Rose Hill 
Neighborhood north of NE 
95th Street. 

29 Adult 
entertainment 
facilities 

A. Conditional use permit 
required. See RZC 
21.76.070.K, Conditional Use 
Permit. 
B. See RZC 21.18, Adult 
Entertainment Facilities. 

Education, Public Administration, Health Care, and other Institutions 
30 Grade schools 

Educational 
4; 
5 

0.45; 
1.0 

Adequate to 
accommodate 
peak use 

Conditional use permit 
required if capacity is 
greater than 150 full-time 
students. See RZC 
21.76.070.K, Conditional Use 
Permit. 

31 Colleges and 
universities 

32 Technical, 
trade, and 
other 
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
FAR 

w/o TDR 
or GBP; 
w/TDR or 

GBP 

w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

specialty 
schools 

33 Secure 
community 
transition 
facility 

See RZC 21.76.070.M, 
Essential Public Facilities. 

34 Ambulatory and 
outpatient 
care services 
Institutional 
Health and 
Human Services 

A. Only medical diagnostic 
and short-term treatment 
facilities where treatment 
lasts less than 24 hours are 
permitted. 
B. Only permitted in the 
Southeast Redmond 
neighborhood north of Union 
Hill Road. 

35 Day care 
center 

Employee on 
maximum 
shift (1.0, 
1.0) 

A. Play equipment shall be 
located no less than 10 feet 
from any property line. 
B. Shall not be located 
closer than 300 feet from 
existing day care operation 
in a residential zone. 

36 Associations 
and nonprofit 
organizations 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

Construction-related Businesses 
37 Construction-

related 
businesses 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

Office uses only. 

Other 
38 Water 

enjoyment use 
45 ft.; 
45 ft. 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

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) 

39 Kiosk 1; 
1 

 A. Limited to uses 
associated with water 
enjoyment within the 
shoreline jurisdictions of 
Bear Creek and the Sammamish 
River. 

40 Vending cart  
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Table 21.14.030C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
FAR 

w/o TDR 
or GBP; 
w/TDR or 

GBP 

w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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. 

41 Drive-up stand 1,000 sq ft 
gfa (2.0, 
3.0) 

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. 
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Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 

RZC 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 
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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 

range of commercial uses are allowed within the 

Manufacturing Park Overlay in SE Redmond as shown 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. 
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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 

Manufacturing Park – Regulations Table 
Land & 
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Incentiv
es 

 

Other 

 

Floor 
Area 
Ratio 

Fence
s 

Parking 
Standards 

Landsca
ping 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Developm
ent Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulati

ons 

Height Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Business 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridor
s & 

Gateways 

Densit
y 

Outdo
or 

Stora
ge, 

Displ
ay & 
Enclo
sures 

 

 Environ
mental 
Regulat
ions 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transiti
on 

Overlay 
Areas 

Imperv
ious 
Surfac

e 
 

Light
ing 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

Setbac
ks 
 

Hazar
dous 
Liqui
d 

Pipel
ines 
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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 ##.##.###.#    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. Heavy consumer 
goods, sales, or 
service is limited 
to repair and 
rental of goods and 
membership 

 L   
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wholesale/retail 
warehouse 

2. Membership 
wholesale/retail 
warehouses limited 
to Southeast 
Redmond 
neighborhood only. 

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. Real estate 
services limited to 
mini-
warehouse/self-
storage only. 

2. Health and 
personal care, and 
Finance and 
insurance limited 
to Manufacturing 
Park Overlay only. 

3. Professional 
services limited to 
research and 
development 
services and other 
uses that support 
another permitted 
use within the MP 
zone only 

4. Administrative 
services limited to 
corporate 
headquarters and 
regional offices 
associated with 
manufacturing and 
wholesale trade 
uses within an MP 
zone in Redmond 
only. 

5. Personal services 
limited to the 
Manufacturing Park 
Overlay only. 

 

L   

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 

L B 800-899 
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veterinary); Animal 
kennel / shelter 

1. Pet and animal 
sales or services 
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   

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. Limited to athletic 
club or fitness center 
only 

 
L   

Adult entertainment 
facilities 

Adult entertainment 
facilities 

C A 400-499 

Educational Technical, trade, and 
other specialty schools 

C E 500-599 

1. 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 
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1. Limited to Ambulatory 
and outpatient care 
services only. 
2. Limited to 
Manufacturing Park 
Overlake only. 

 

   

Day Care Center Day care center L E 500-599 
Religious 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   

 

D 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. Uses not listed are not permitted. 

Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

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 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

1 Automobile 
sales, 
service, or 
rental 
establishment 
Retail Sales 

4; 
5 

0.5; 
1.0 

600 sq ft 
enclosed 
sales gfa 
(1.0, 1.0); 
and 2,500 sq 
ft open 
sales/rental 
display area 
(1.0, 1.0); 
and service 
bay (3.0, 
3.0); and 
employee on 
maximum 
shift (1.0, 
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 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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 Real estate 
services 

4; 
5 

0.5; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

Limited to mini-
warehouses/self-storage 
only, except within the 
Manufacturing Park Overlay 
as shown on Map 14.1, 
Manufacturing Park Overlay. 

3 Heavy consumer 
goods sales or 
service 

4; 
4 

0.25; 
0.25 

1,000 sq ft 
gfa (2.0, 
5.0) 

A. Limited to repair and 
rental of goods, and 
membership wholesale/retail 
warehouses only, except 
within the Manufacturing 
Park Overlay as shown on 
Map 14.1, Manufacturing 
Park Overlay. 
B. For membership 
wholesale/retail 
warehouses: 
1. Permitted in SE Redmond 
only. 
2. A Development Agreement 
is required and must 
address the following 
policy areas of the 
Comprehensive Plan: land 
use and design, sustainable 
building practices, 
utilities, environmental 
issues, transportation, 
parks and open space, and 
community character. 
3. A neighborhood meeting 
is required prior to 

4 Durable 
consumer goods 
sales or 
service 

5 Consumer goods 
sales or 
service, other 
than heavy or 
durable 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

development agreement 
public hearing. 
4. Notice for neighborhood 
meeting shall be mailed at 
least 21 days in advance to 
all owners and tenants of 
properties within 1,000 
feet of the site for which 
a complete application has 
been received by the City. 
Notice shall also be mailed 
to all homeowners’ 
associations and 
residential properties 
adjacent to the specific MP 
zone in question. 
C. Parking in the 
Manufacturing Park Overlay 
shall be provided at 2.0 to 
3.0 stalls per 1,000 sq ft 
gfa. 

6 Health and 
personal care 

4; 
5 

0.5; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

Allowed only within the 
Manufacturing Park Overlay 
as shown on Map 14.1, 
Manufacturing Park Overlay. 

7 Finance and 
insurance 
Business and 
Service 

8 Professional 
services 

Limited to research and 
development services 
and other uses that support 
another permitted use in 
the MP zone, except within 
the Manufacturing Park 
Overlay as shown on Map 
14.1, Manufacturing Park 
Overlay. 

9 Administrative 
services 

Limited to corporate 
headquarters and regional 
offices associated with 
manufacturing or wholesale 
trade uses in an MP zone in 
Redmond, except within the 
Manufacturing Park Overlay 
as shown on Map 14.1, 
Manufacturing Park Overlay. 

10 Personal 
services 

Allowed only within the 
Manufacturing Park Overlay 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

as shown on Map 14.1, 
Manufacturing Park Overlay. 

11 Services to 
buildings and 
dwellings 

 

12 Full-service 
restaurant 
Food and 
Beverage 

4; 
5 

0.5; 
1.0 

Employee on 
maximum 
shift (1.0, 
1.0) 

A. Shall be located in 
multi-tenant building or a 
single building in a 
multibuilding, multi-tenant 
complex. 
B. 50-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. 

13 Cafeteria or 
limited 
service 
restaurant 

14 Bar or 
drinking place 

1,000 sq ft 
gfa (10.0, 
10.0) 

15 Caterer 1,000 sq ft 
gfa (2.0, 
3.0) 

 
16 Food service 

contractor 
17 Pet and animal 

sales or 
services 
(except 
veterinary) 

Allowed only within the 
Manufacturing Park Overlay 
as shown on Map 14.1, 
Manufacturing Park Overlay. 

18 Animal kennel 
/ shelter 

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 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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. 

 Marijuana 
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 21.41 Marijuana-
related uses for additional 
requirements. 

Manufacturing and Wholesale Trade 
19 Manufacturing 

and wholesale 
trade 

4; 
5 

0.5; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

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 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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. 

# Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

  1,000 sq ft 
gfa (2.0, 
3.0) 

 

Transportation, Communication, Information, and Utilities 
20 Rail 

transportation 
4; 
5 

0.5; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

21 Road, ground 
passenger, and 
transit 
transportation 

22 Truck and 
freight 
transportation 
services 

23 Towing 
operators and 
auto 
impoundment 
yards 

24 Rapid charging 
station 

Adequate to 
accommodate 
peak use 

Shall not be located on a 
parcel that abuts a 
residential zone, 
RZC 21.04.030 Comprehensive 
Allowed Uses Chart. 

25 Battery 
exchange 
station 

Shall not be located on a 
parcel that abuts a 
residential zone. 

26 Postal 
services 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

27 Heliport 
facility 

Conditional use permit 
required. See RZC 
21.76.070.K, Conditional 
Use Permit. 

28 Communications 
and 
information 

 

31 Wireless 
Communication 
Facilities 

4; 
5 

0.5; 
1.0 

 See RZC 21.56,Wireless 
Communication Facilities, 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

for specific development 
requirements. 

32 Regional 
utilities 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

33 Local 
utilities 

34 Solid waste 
transfer and 
recycling 

35 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. 

36 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. 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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 
37 Natural and 

other 
recreational 
parks 

4; 
5 

0.5; 
1.0 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

38 Amusement, 
sports or 
recreation 
establishment 
Arts, 
Entertainment, 
Recreation, 
and Assembly 

1,000 sq ft 
gfa (2.0, 
3.0) 

Limited to athletic club or 
fitness center only. 

39 Adult 
entertainment 
facilities 

A. Conditional use permit 
required. See RZC 
21.76.070.K, Conditional 
Use Permit. 
B. See RZC 21.18, Adult 
Entertainment Facilities. 

Education, Public Administration, Health Care, and other Institutions 
40 Technical, 

trade, and 
other 
specialty 
schools 
Educational 

4; 
5 

0.5; 
1.0 

Adequate to 
accommodate 
peak use 

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 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

adequate screening of 
noise, light, and view of 
adjacent and less aesthetic 
uses (such as a storage 
yard). 

41 Secure 
community 
transition 
facility 

See RZC 21.76.070.M, 
Essential Public 
Facilities. 

42 Ambulatory and 
outpatient 
care services 
Institutional 
Health and 
Human Services 

Allowed only within the 
Manufacturing Park Overlay 
as shown on Map 14.1, 
Manufacturing Park Overlay. 

43 Day care 
center 

Employee on 
maximum 
shift (1.0, 
1.0) 

A. Play equipment shall be 
located no less than 10 
feet from any property 
line. 
B. Shall not be located 
closer than 300 feet from 
existing day care operation 
in residential zone. 

44 Religious 
institutions 
and Funerary 

Assembly 
uses: 1,000 
sq ft gfa 
(10.0, 
10.0), or 
number of 
fixed seats 
(0.2, 0.2) 
Other uses: 
1,000 sq ft 
gfa (2.0, 
3.0) 

A. A seat is one fixed 
seat, or 18 inches on a pew 
or bench, or seven square 
feet in the general 
assembly area, including 
aisle space, but excluding 
stage, podium, lobby, and 
space for musical 
instruments. 
B. Storage locations of 
buses/vans over 10,000 gvw 
shall be shown on a plan 
and screened from 
neighboring properties or 
right-of-way. 
C 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. 
D. Off-site parking in 
residential zones is 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

allowed only with a shared 
parking agreement with an 
existing institutional use, 
such as a school. 
E. A traffic mitigation 
plan is required. The plan 
shall address traffic 
control, parking management 
(including mitigation of 
overflow parking into 
adjoining residential 
areas), and traffic 
movement to the arterial 
street system. 
F. Steeples, bell towers, 
crosses or other s Symbolic 
religious icons mounted on 
the rooftop may exceed the 
maximum shoreline building 
height by 15 feet. (SMP) 
G. Maximum height for 
separate structures on-
site, such as bell towers, 
crosses, statuary, or other 
symbolic religious icons, 
is 60 feet. 
H 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 
setback 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 
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

shall require a conditional 
use permit. See RZC 
21.76.070.K, Conditional 
Use Permit. 
I 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 
45 Construction-

related 
businesses 

4; 
5 

0.5; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

 

Other 
46 Water 

enjoyment use 
45 feet; 
45 feet 

0.5; 
1.0 

1,000 sq ft 
gfa (2.0, 
3.0) 

A. 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) 
B. Maximum height is 45 
feet. (SMP) 

47 Kiosk 1; 
1 

 1,000 sq ft 
gfa (2.0, 
3.0) 

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 

48 Vending cart  
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Table 21.14.040C 
Allowed Uses and Basic Development Standards 

Section Use Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or GBP; 
w/TDR or 

GBP 

FAR 
w/o 
TDR 
or 
GBP; 
w/TDR 
or 
GBP 

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. 

49 Drive-up stand 1,000 sq ft 
gfa (2.0, 
3.0) 

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. 
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RZC 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 & 
Structure 

 
 

 
Transportat

ion 

 
 

Environme
nt 
 

 

Community 

 

Process 

 

Money 
 

 

Incentives  

 

Other 

 

Floor 
Area 
Ratio 

Fences Parking 
Standards 

Landscapi
ng 

Historical 
& 

Archeologi
cal 

Resources 

Review 
Procedure

s 

Developmen
t Fees 

Transfer 
Developmen
t Rights 
Program 

 

Special 
Regulation

s 

Height Signs Transportat
ion 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

Public 
View 

Corridors 
& Gateways 
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Density Outdoor 

Storage
, 

Display 
& 

Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordable 
Housing 

Developme
nt 

Services 

 General 
Incentive 
Informatio

n 

Transition 
Overlay 
Areas 

Impervi
ous 

Surface 
 

Lightin
g 

 Open 
Space 

Neighborho
od 

   Wireless 
Communicat

ion 
Facilities 

Setback
s 
 

Hazardo
us 

Liquid 
Pipelin

es 

       

 

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 
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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 ##.##.###.#    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. Limited to automobile 
repair only   L   

Business and Service Professional services L B 700-799, 
900-999 

1. 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   

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   
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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  

 

D 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. Permitted 

uses may require land use permit approval. See RZC 

21.76.020, Overview of the Development Process, for 

more information. Uses not listed are not permitted. 

Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Parking ratio: 
unit of measure (min. 

required, max. allowed) 

Special Regulations 

General Sales or Services 
1 Automobile 

sales, 
service, or 
rental 
establishment 
Retail Sales 

600 sq ft enclosed 
sales gfa (1.0, 1.0); 
and 2,500 sq ft open 
sales/rental display 
area (1.0, 1.0); and 
service bay (3.0, 3.0); 

A.  Repair only, except that aAuto and 
motorcycle sales may occupy up to 25 
percent of the combined gross floor 
area. 
B. Shall not abut residential zone. 
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Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Parking ratio: 
unit of measure (min. 

required, max. allowed) 

Special Regulations 

and employee on maximum 
shift (1.0, 1.0) 

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 Professional 
services 
Business and 
Service 

1,000 sq ft gfa (2.0, 
3.0) 

Research and development services 
only. 

3 Full-service 
restaurant 
Food and 
Beverage 

Employee on maximum 
shift (1.0, 1.0) 

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. 50-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. 

4 Cafeteria or 
limited 
service 
restaurant 

5 Caterer 1,000 sq ft gfa (2.0, 
3.0) 

 
6 Food service 

contractor 
Manufacturing and Wholesale Trade 
7 Manufacturing 

and wholesale 
trade 

1,000 sq ft gfa (2.0, 
3.0) 

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. 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 
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Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Parking ratio: 
unit of measure (min. 

required, max. allowed) 

Special Regulations 

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. 

# Artisanal 
Manufacturing, 
Retail Sales, 
and Service 

1,000 sq ft gfa (2.0, 
3.0) 

 

Transportation, Communication, Information, and Utilities 
8 Rail 

transportation 
  

9 Road, ground 
passenger, and 
transit 
transportation 

10 Truck and 
freight 
transportation 
services 

11 Towing 
operators and 
auto 
impoundment 
yards 

12 Rapid charging 
station 

Adequate to accommodate 
peak use 

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 Heliport 
facility 

1,000 sq ft gfa (2.0, 
3.0) 

Conditional use permit required. See 
RZC 21.76.070.K, Conditional Use 
Permit. 

15 Communications 
and 
information 

 

16 Wireless 
Communication 
Facilities 

 See RZC 21.56, Wireless 
Communication Facilities, for specific 
development requirements. 

17 Regional 
utilities 

Adequate to accommodate 
peak us 

 

18 Local 
utilities 

19 Incidental 
hazardous 
waste 
treatment and 
storage 

1,000 sq ft gfa (2.0, 
3.0) 

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. 

20 Primary 
hazardous 
waste 
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Table 21.14.050C 
Allowed Uses and Basic Development Standards 

§ Use Parking ratio: 
unit of measure (min. 

required, max. allowed) 

Special Regulations 

treatment and 
storage 

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. 

Arts, Entertainment, and Recreation 
21 Natural and 

other 
recreational 
parks 

1,000 sq ft gfa (0, 
adequate to accommodate 
peak use) 

 

22 Adult 
entertainment 
facilities 

1,000 sq ft gfa (2.0, 
3.0) 

A. Conditional use permit required. 
See RZC 21.76.070.K, Conditional Use 
Permit. 
B. See RZC 21.18, Adult Entertainment 
Facilities. 

Education, Public Administration, Health Care, and other Institutions 
23 Secure 

community 
transition 
facility 

Adequate to accommodate 
peak use 

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 
24 Construction-

related 
businesses 

1,000 sq ft gfa (2.0, 
3.0) 

 

Mining and Extraction Establishments 
25 Mining and 

extraction 
establishments 

1,000 sq ft gfa (2.0, 
3.0) 

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. 

Other 
26 Solid waste 

transfer and 
recycling 

1,000 sq ft gfa (2.0, 
3.0) 
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RZC 21.14.070 Bear Creek Design District. 

A.  Purpose. The purpose of the Bear Creek Design District 

(comprising Performance Area 1 and Performance Area 2) 

is to provide development potential on the upland 

portion of the Bear Creek Design District in the 

northwest portion of the site in a comprehensive 

master plan that would allow for the permanent 

protection of Bear Creek, its riparian corridor, and 

associated wetlands and floodplains. The Design 

District provides for the location of retirement 

residence facilities, associated limited support 

services, and affordable housing for employees. The 

Design District will provide critical links in the 

Bear and Evans Creek Greenway System, an important 

planned regional trail along Bear and Evans Creeks. 

The balance of the undevelopable portion of this 

district will be established as a wetland mitigation 

banking site. 

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 
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the Chapters and Sections of the Redmond Zoning Code 

that apply to development within this zone. 

Bear Creek Design District – Regulations Table 
Land & 

Structure 

 
 

Transport
ation 

 
 

Environm
ent 
 

 

Communit
y 

 

Process 

 

Money 
 

 

Incentiv
es 

 

Other 

 

Floor 
Area 
Ratio 
(FAR) 

Fences Parking 
Standards 

Landscap
ing 

Historic
al & 

Archeolo
gical 

Resource
s 

Review 
Procedu
res 

Develop
ment 
Fees 

Transfer 
Developm

ent 
Rights 
Program 

 

Special 
Regulati

ons 

Height Signs Transport
ation 

Standards 

Trees Design 
Standard

s 

Permits Doing 
Busines

s 

Green 
Building 
Incentiv

e 
Program 

 

Public 
View 

Corridor
s & 

Gateways 

Densit
y 

Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 
Environm
ental 

Regulati
ons 

Affordab
le 

Housing 

Develop
ment 

Service
s 

 General 
Incentiv

e 
Informat

ion 

Transiti
on 

Overlay 
Areas 

Imperv
ious 
Surfac

e 
 

Lightin
g 

 Open 
Space 

Neighbor
hood 

   Wireless 
Communic
ation 

Faciliti
es 

Setbac
ks 
 

Hazardo
us 

Liquid 
Pipelin

es 

       

 

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 
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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 ##.##.###.#    General Allowed Uses and Cross-References in BCDD Zone (Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

Residential 
Use 

Category 

Residential 
Use Class 

Former Use 
Classification 
(prior to Dec. 

31, 2021) 

Use 
Permissions 
Performance 

Area 1 

Use 
Permissions 
Performance 

Area 2 

Building 
Code 

Occupancy 
Class 

ITE Trip 
Generation 

Manual 
Land Use 
Code 

Low Density 
Residential 
Medium 
Density 
Residential 

Housing 
services 
for the 
elderly 

Housing 
services for 
the elderly 

L N I 200-299 

Detached 
dwelling 
unit 

Detached 
dwelling unit 

L N R 200-299 

Multifamily 
structure 

Multifamily 
structure 

L N R 200-299 

 Adult 
Family Home 

Adult Family 
Home 

P N I 200-299 
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Table ##.##.###.#    General Allowed Uses and Cross-References in BCDD 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 

Nonresidential 
Use Class 

Business and 
Service 

Finance and 
insurance 

L N B 700-799 

Amateur Radio 
Tower 

Amateur Radio 
Tower 

P N   

Antenna Array 
and Base 
Station 

Antenna Array 
and Base Station 

C N   

Antenna Support 
Structures 

Antenna Support 
Structures 

P N   

Natural and 
Other 
Recreational 
Parks 

Natural and 
other 
recreational 
parks 

P P   

Institutional 
Health and 
Human Services 

Ambulatory or 
outpatient care 
services; 
Nursing, 
supervision, and 
other 
rehabilitative 
services; Social 
assistance, 
welfare, and 
charitable 
services 

L N I 600-699 

1. Limited to 
Ambulatory or 
outpatient care 
services; 
Nursing, 
supervision, 
and other 
rehabilitative 
services; and 
Social 
assistance, 
welfare, and 
charitable 
services. 

 

    

Educational Colleges and 
universities 

L N E 500-599 

Crop production Crop production L L   
Wetland 
mitigation 
banking 

Wetland 
mitigation 
banking 

P P   

Wireless 
Communication 
Facilities 

Wireless 
Communication 
Facilities 

N P   
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D E.  Allowed Uses and Basic Development Standards. The 

following tables contain the basic zoning regulations 

that apply to uses in the Bear Creek Design District 

(BCDD) 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 for more information. 

Uses not listed are not permitted. 

Table 21.14.070B 
Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use Minimum Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Setbacks 
(ft) for 
1- and 2-
story, 3-
story, 
and 4-
story 

structure
s, 

respectiv
ely 

Lot 
coverage

; 
Impervio

us 
surface 
area 

Height 
(storie

s) 

FAR 

Residential1 
1 Housing 

services 
for the 
elderly 

Avondale: 
15, 75, 

150 
Other 

property 
lines: 
10, 75, 

100 

30%; 
65% 

4 0.8
0 

Dwelling 
unit 
(1.0, 
1.0) 

A. Ten percent of 
the total number of 
dwelling units 
(including those 
built for 
employees) shall be 
affordable to 
individuals or 
families earning up 
to 80 percent of 
area median income. 
Applicant is 
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Table 21.14.070B 
Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use Minimum Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Setbacks 
(ft) for 
1- and 2-
story, 3-
story, 
and 4-
story 

structure
s, 

respectiv
ely 

Lot 
coverage

; 
Impervio

us 
surface 
area 

Height 
(storie

s) 

FAR 

allowed to 
apportion 
affordable units to 
buildings as 
applicant sees fit. 
B. Applicant is 
entitled to number 
of TDRs equal to 
number of 
affordable units 
provided. 
C. A traffic 
mitigation plan is 
required. The plan 
shall address 
traffic control, 
parking management 
(including 
mitigation of 
overflow parking 
into adjoining 
residential areas), 
and traffic 
movement to the 
arterial street 
system. 

2 Detached 
dwelling 
unit 

Studio 
(1.2, 
1.2) 
1 bedroom 
(1.5, 
1.5) 
2 
bedrooms 
(1.8, 
1.8) 
3+ 
bedrooms 
(2.0, 
2.0) 

A. Permitted only 
to house employees 
and the families of 
housing services 
for the elderly. 
B. Ten percent of 
the total number of 
dwelling units 
(including those 
built as housing 
services for the 
elderly) shall be 
affordable to 
individuals or 
families earning up 
to 80 percent of 
area median income. 
Applicant is 
allowed to 

3 Multifamily 
structure 
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Table 21.14.070B 
Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use Minimum Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Setbacks 
(ft) for 
1- and 2-
story, 3-
story, 
and 4-
story 

structure
s, 

respectiv
ely 

Lot 
coverage

; 
Impervio

us 
surface 
area 

Height 
(storie

s) 

FAR 

apportion 
affordable units to 
buildings as 
applicant sees fit. 
C. Applicant is 
entitled to number 
of TDRs equal to 
number of 
affordable units 
provided. 
D. See RZC 21.20, 
Affordable Housing, 
for additional 
guidance. 

 Adult 
Family Home 

Dwelling 
unit 
(2.0) 

 

General Sales or Services 
4 Finance and 

insurance 
Business 
and Service 

Avondale: 
15, 75, 

150 
Other 

property 
lines: 
10, 75, 
100 

30%; 
65% 

4 0.8
0 

 Permitted only as 
internal service to 
residents and 
guests of housing 
services for the 
elderly. 

Transportation, Communication, Information, and Utilities 
5 Amateur 

Radio Tower 
Avondale: 
15, 75, 
150 
Other 
property 
lines: 
10, 75, 
100 

30%; 
65% 

4 0.8
0 

Adequate 
to 

accommoda
te peak 
use 

See RZC 21.56, 
Wireless 
Communication 
Facilities for 
specific 
development 
requirements.   

6 Antenna 
Array and 
Base 
Station 

A Conditional Use 
permit may be 
required; see RZC 
21.56, Wireless 
Communication 
Facilities for 
specific 
development 
requirements. 
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Table 21.14.070B 
Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use Minimum Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Setbacks 
(ft) for 
1- and 2-
story, 3-
story, 
and 4-
story 

structure
s, 

respectiv
ely 

Lot 
coverage

; 
Impervio

us 
surface 
area 

Height 
(storie

s) 

FAR 

7 Antenna 
Support 
Structures 

A. RZC 21.56, 
Wireless 
Communication 
Facilities. 
B. Conditional Use 
Permit required. 
See RZC 
21.76.070.K, 
Conditional Use 
Permit. 

Arts, Entertainment, and Recreation 
8 Natural and 

other 
recreationa
l parks 

Avondale: 
15, 75, 

150 
Other 

property 
lines: 
10, 75, 
100 

30%; 
65% 

4 0.8
0 

1,000 sq 
ft gfa 
(0, 
adequate 
to 
accommoda
te peak 
use) 

 

Education, Public Administration, Health Care, and other Institutions 
9 Ambulatory 

or 
outpatient 
care 
services 
Institution
al Health 
and Human 
Services 

Avondale: 
15, 75, 
150 
Other 
property 
lines: 
10, 75, 
100 

30%; 
65% 

4 0.8
0 

 Permitted only as 
internal service to 
residents and 
guests of housing 
services for the 
elderly. 

1
0 

Nursing, 
supervision
, and other 
rehabilitat
ive 
services 

1
1 

Social 
assistance, 
welfare, 
and 
charitable 
services 

1
2 

Colleges 
and 
universitie

A. Permitted only 
as internal housing 
services for the 
elderly. 
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Table 21.14.070B 
Allowed Uses and Basic Development Standards: Performance Area 1 

§ Use Minimum Maximums Parking 
ratio: 
unit of 
measure 
(min. 

required, 
max. 

allowed) 

Special Regulations 
Setbacks 
(ft) for 
1- and 2-
story, 3-
story, 
and 4-
story 

structure
s, 

respectiv
ely 

Lot 
coverage

; 
Impervio

us 
surface 
area 

Height 
(storie

s) 

FAR 

s 
Educational 

B. Curriculum must 
be related to 
geriatrics/gerontol
ogy. 

Agriculture, Forestry, Fishing, and Hunting 
1
3 

Crop 
production 

Avondale: 
15, 75, 

150 
Other 

property 
lines: 
10, 75, 

100 

0; 
0 

0 0  Permitted until 
such time that a 
state-approved 
wetland mitigation 
bank is 
established; at 
that time, crop 
production shall 
cease. 

1
4 

Wetland 
mitigation 
banking 

 

Notes: 
1. Permanent Supportive Housing, as defined under RCW 36.70A.030, and Transitional 

Housing, as defined under RCW 84.36, are allowed in all Land Use Districts 
where residential dwellings and/or hotel uses are allowed, subject to section 
RZC 21.57.010 Permanent Supportive Housing, Transitional Housing, and 
Emergency Housing. 
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Table 21.14.070C 
Allowed Uses and Basic Development Standards: Performance Area 2 

§ Use Maximums Special Regulations 
Lot coverage; 
Impervious 
surface area 

FAR 

Arts, Entertainment, and Recreation 
1 Natural and other 

recreational 
parks 

0; 
0 

0  

Agriculture, Forestry, Fishing, and Hunting 
2 Crop production 0; 

0 
0 Permitted until such time that a 

state-approved wetland mitigation 
bank is established; at that 
time, crop production shall 
cease. 

3 Wetland 
mitigation 
banking 

 

Transportation, Communication, Information and Utilities 
4 Wireless 

Communication 
Facilities 

  See RZC 21.56, Wireless 
Communication Facilities for 
specific development 
requirements. 

 

RZC 21.14.080 Northwest Design District. 

A.  Purpose. The purpose of the Northwest Design District 

NWDD) is to encourage residential uses within a 

variety of housing types while also providing 

neighborhood-scaled commercial and service uses that 

meet the daily needs of nearby residents and employees 

working within the Willows employment corridor. The 

Northwest Design District will provide opportunity for 

coordinated development through a master plan that 

recognizes the unique context and natural features of 

the site. 
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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. 

 

Northwest Design District – Regulations Table 
Land & 

Structure 

 
 

Transportat
ion 

 
 

Environme
nt 
 

 

Community 

 

Process 

 

Money 
 

 

Incentives 

 

Other 

 

Floor 
Area 
Ratio 

Fences Parking 
Standards 

Landscapi
ng 

Historical 
& 

Archeologi
cal 

Resources 

Review 
Procedure

s 

Developmen
t Fees 

Transfer 
Developmen
t Rights 
Program 

 

Special 
Regulation

s 

Height Signs Transportat
ion 

Standards 

Trees Design 
Standards 

Permits Doing 
Business 

Green 
Building 
Incentive 
Program 

 

Public 
View 

Corridors 
& Gateways 

Density Outdoor 
Storage

, 
Display 

& 
Enclosu
res 
 

 Environme
ntal 

Regulatio
ns 

Affordable 
Housing 

Developme
nt 

Services 

 General 
Incentive 
Informatio

n 

Transition 
Overlay 
Areas 

Impervi
ous 

Surface 
 

Lightin
g 

 Open 
Space 

Neighborho
od 

   Wireless 
Communicat

ion 
Facilities 

Setback
s 
 

Hazardo
us 

Liquid 
Pipelin

es 
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C.  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 ##.##.###.#    General Allowed Uses and Cross-References in NWDD Zone 
(Residential) 

Use Permissions:  P - Permitted; L - Limited; C - Conditional; N - Not Permitted 
 

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 

Attached 
dwelling unit, 
2-4 units 

Attached 
dwelling unit, 
2-4 units 

P R 200-299 
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Stacked flat  P R 200-299 
Courtyard 
apartment  P R 200-299 

Multifamily 
structure 

Multifamily 
structure 

P R 200-299 

Mixed-use 
residential 
structure 

Mixed-use 
residential 
structure 

P R 200-299 

 

Table ##.##.###.#    General Allowed Uses and Cross-References in NWDD 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 

Sales and Retail Consumer goods sales or 
service, other than 
heavy or durable; 
Grocery, food, beverage, 
and dairy; Health and 
personal care 

L M 800-899 

Business and Service Finance and Insurance; 
Real estate services; 
Professional services 

L B 700-799, 
900-999, 
600-699 

1. Self-storage 
facilities  N   

Food and Beverage Full-service restaurant; 
Cafeteria or limited-
service restaurant 

P A 900-999 

Business and Service Personal services P B 700-799, 
900-999 

Road, ground passenger, 
and transit 
transportation 

Road, ground passenger, 
and transit 
transportation 

P   

Rapid charging station Rapid charging station P   
Wireless Communication 
Facilities 

Wireless Communication 
Facilities 

P   

Local utilities Local utilities P   
Regional utilities Regional utilities C   
Arts, Entertainment, 
Recreation, and Assembly 

Amusement, sports, or 
recreation 
establishment; Community 
indoor recreation 

L A 400-499, 
500-599 

1. Limited to fitness 
and athletic clubs 
only. 

 
L   

Natural and Other 
Recreational Park 

Natural and other 
recreational park 

P  400-499 

Natural and Other 
Recreational Park 

Parks, open space 
trails, and gardens 

P  400-499 

Day care center Day care center P E 500-599 
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C D.  Allowed Uses and Basic Development Standards.  

Table 21.14.080B 
Allowed Uses and Basic Development Standards 

Sectio
n 

Use Maximums Parking ratio: 
unit of 

measure (min. 
required, max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or NWDD 
Green 

Incentive
s; 

w/TDR or 
NWDD 
Green 

Incentive
s 

FAR 
w/o TDR 
or NWDD 
Green 

Incentive
s; 

w/TDR or 
NWDD 
Green 

Incentive
s 

Residential1 
1 Attached 

dwelling 
unit, 2-4 
units 

4 0.68; 
1.0 

Studio (1.2, 
1.2) 
1 bedroom 
(1.5, 1.5) 
2 bedrooms 
(1.8, 1.8) 
3+ bedrooms 
(2.0, 2.0) 
Guest (1 per 4 
units) 

A. See RZC 21.08.260, 
Attached Dwelling 
Units, for specific 
regulations related 
to design, review and 
decision procedures. 
B. See RZC 
21.20, Affordable 
Housing. 

2 Stacked flat 
3 Courtyard 

apartment 

24 Multifamily 
structure 

5; 
6 

0.68; 
1.0 

See RZC 
21.20, Affordable 
Housing. 

35 Mixed-use 
residential 
structure 

A. Non-
residential 
uses shall be 
included, but 
not limited 
to, the ground 
floor street 
level. 
B. See RZC 
21.20, Afforda
ble Housing. 

 

General sales or services 
4 Consumer 

goods sales 
or service, 
other than 
heavy or 
durable 
Sales and 
Retail 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

 

5 Grocery, 
food, 
beverage, 
and dairy 

Maximum 15,000 sq ft 
gfa 

6 Health and 
personal 
care 
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Table 21.14.080B 
Allowed Uses and Basic Development Standards 

Sectio
n 

Use Maximums Parking ratio: 
unit of 

measure (min. 
required, max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or NWDD 
Green 

Incentive
s; 

w/TDR or 
NWDD 
Green 

Incentive
s 

FAR 
w/o TDR 
or NWDD 
Green 

Incentive
s; 

w/TDR or 
NWDD 
Green 

Incentive
s 

7 Finance and 
Insurance 
Business and 
Service 

 

8 Real estate 
services 

Self-storage 
facilities prohibited 

9 Professional 
services 

 

10 Full-service 
restaurant 
Food and 
Beverage 

1,000 sq ft 
gfa (9.0, 9.0) 

 

11 Cafeteria or 
limited-
service 
restaurant 

1,000 sq ft 
gfa (10.0, 
10.0) 

 

12 Personal 
services 

1,000 sq ft 
gfa (2.0, 3.0) 

 

Transportation, Communication, Information, and Utilities 
13 Road, ground 

passenger, 
and transit 
transportati
on 

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

 

14 Rapid 
charging 
station 

Adequate to 
accommodate 
peak use 

 

15 Wireless 
Communicatio
n Facilities 

See RZC 
21.56,Wireless 
Communication Facilit
ies, for specific 
development 
requirements. 

16 Local 
utilities 

 

17 Regional 
utilities 

Conditional Use 
Permit required. 

Arts, Entertainment, and Recreation 
18 Amusement, 

sports, or 
recreation 
establishmen
t Arts, 
Entertainmen

4; 
5 

0.45; 
1.0 

1,000 sq ft 
gfa (2.0, 3.0) 

Fitness and athletic 
clubs only. Max 
10,000 sq ft gfa. 
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Table 21.14.080B 
Allowed Uses and Basic Development Standards 

Sectio
n 

Use Maximums Parking ratio: 
unit of 

measure (min. 
required, max. 

allowed) 

Special Regulations 
Height 

(stories) 
w/o TDR 
or NWDD 
Green 

Incentive
s; 

w/TDR or 
NWDD 
Green 

Incentive
s 

FAR 
w/o TDR 
or NWDD 
Green 

Incentive
s; 

w/TDR or 
NWDD 
Green 

Incentive
s 

t, 
Recreation, 
and Assembly 

19 Natural and 
other 
recreational 
park 

1,000 sq ft 
gfa (0, 
adequate to 
accommodate 
peak use) 

 

20 Community 
indoor 
recreation 

 

21 Parks, open 
space 
trails, and 
gardens 

 

Education, Public Administration, Health Care, and other Institutions 
22 Day care 

center 
4; 
5 

0.45; 
1.0 

Employee on 
maximum shift 
(1.0, 1.0) 

See RZC 21.08.310. 

23 Associations 
and 
nonprofit 
organization
s 

1,000 sq ft 
gfa (2.0, 3.0) 

 

 

Notes: 

1. Permanent Supportive Housing, as defined under RCW 

36.70A.030, and Transitional Housing, as defined under 

RCW 84.36, are allowed in all Land Use Districts where 

residential dwellings and/or hotel uses are allowed, 

subject to section RZC 21.57.010 Permanent Supportive 

Housing, Transitional Housing, and Emergency Housing. 
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Section 21.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.40 Parking Standards. The provisions of RZC Chapter 

21.40, Section 21.40.010 Vehicle Parking are hereby amended to 

include new provisions of Paragraph 21.40.010.C.1.f Parking in 

Downtown, Overlake, and Marymoor Design Districts, and new 

provisions of Paragraph 21.40.010.D.4 Parking Near Frequent 

Transit as follows:   

RZC 21.40.010 Vehicle Parking. 

C. Administration.  

1. Nonconforming Parking. 

a. . . .  

. . .  

 NEW SECTION. f. Parking in Downtown, Overlake, and 

Marymoor Design Districts. 

i. Developments with nonconforming parking in 

the Downtown, Overlake, and Marymoor 

Design Districts 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.  
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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. 

RZC 21.40.010 Vehicle Parking. 

D. Required Off-Street Parking. 

1. . . .  

2. . . .  

3. . . .  

NEW SECTION. 4. Parking Near Frequent Transit. 

a. Low-Cost Affordable Housing Units.  Low-Cost 

Affordable Housing Units located within one-

quarter mile of at least one transit stop 

that provides service every 30 minutes or 

better for at least 12 hours per day shall 

have a maximum residential parking 

requirement no greater than one parking 
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space per bedroom. The maximum requirement 

may be increased up to the maximum for non-

income restricted housing units within the 

zone if the City determines that a 

particular housing unit is in an area with a 

lack of access to street parking capacity, 

physical space impediments, or other reasons 

supported by evidence that would make on-

street parking infeasible for the unit (RCW 

36.70A.620(1)). 

b. Housing for the Elderly and Adult Family 

Homes.  Housing built specifically for 

seniors or people with disabilities, 

including all Housing Services for the 

Elderly and Adult Family Homes, within one-

quarter mile of at least one transit stop 

that provides service every 15 minutes or 

better for at least 12 hours per day shall 

not be required to provide parking for 

residents. Parking for visitors or staff 

shall be as established in the Redmond 

Zoning Code.  The City may require up to one 
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space per bedroom or the maximum for similar 

housing units within the zone, whichever is 

less, if it determines that a particular 

housing unit is in an area with a lack of 

access to street parking capacity, physical 

space impediments, or other reasons 

supported by evidence that would make on-

street parking infeasible for the unit. The 

City may require a developer to record a 

covenant that prohibits the rental of a unit 

subject to this parking restriction for any 

purpose other than providing for housing for 

seniors or people with disabilities. (RCW 

36.70A.620(2)) 

c. Multifamily Structures.  Multifamily 

structures located within one-quarter mile 

of at least one transit stop that provides 

service every 15 minutes or better for at 

least 12 hours per day shall have a minimum 

residential parking requirement no greater 

than one parking space per bedroom. The 

minimum requirement may be increased up to 
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the maximum for similar multifamily 

structures within the zone if the City 

determines that a particular housing unit is 

in an area with a lack of access to street 

parking capacity, physical space 

impediments, or other reasons supported by 

evidence that would make on-street parking 

infeasible for the unit (RCW 36.70A.620(3)). 

d. Accessory Dwelling Units.  Off-street parking 

for an accessory dwelling unit located 

within one-quarter mile of a major transit 

stop shall not be required unless the 

Administrator has determined that the 

accessory dwelling unit is in an area with a 

lack of access to street parking capacity, 

physical space impediments, or other reasons 

supported by evidence that would make on-

street parking infeasible for the accessory 

dwelling unit (RCW 36.70A.698). 

Section 22.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.44 Signs. The provisions of RZC Chapter 21.44, Section 

21.44.010 Signs and Street Graphics, Paragraph 21.44.010.D 

731



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 644 of 714  Ordinance No. _____ 

AM No. _____ 
 

Exemptions, and Section 21.44.020 Sign Design Standards, Paragraph 

21.44.010.E General Sign Design Standards are hereby amended to 

read as follows:   

RZC 21.44.010.D Exemptions. 

1. . . .  

2. . . .  

3. . . .  

4. . . .  

5. Certain Public Signs. The following signs and displays are 

exempt from the requirements of this section: street 

signs and/or numbers, street address identification, 

traffic control and pedestrian signs and signals, 

governmental directional, gateway, and/or wayfinding 

signs, public and legal notices and warnings required by 

a public process, signs required by law, and 

governmental flags. 

6. Gateway Entrance Signs. Gateway signs and all other 

wayfinding signs as provided for within the Redmond 

Wayfinding Design Manual. Repealed. 

RZC 21.44.020.E. General Sign Design Standards. 

1. . . .  

2. . . .  

3. . . .  
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4. . . .  

5. Sign Color. 

a. Use of colors is one of the primary means of visual 

communication. Excessive and uncoordinated use of 

colors may confuse and negate the messaof message 

of the sign. Sign applicants and designers should 

choose colors that are complementary yet provide 

good contrast with each other.  Bright day-glo 

(fluorescent) colors should be avoided as they are 

distracting and do not blend well with other 

background colors. Excessively bright colors should 

not be used as a means to attract attentio 

attention. 

b. Sign colors should relate to, complement, and not 

detract from the materials or color scheme of the 

buildings, including accent and trim we need to 

coelamy Omm colors. 

Section 23.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.46 Temporary Uses. The provisions of RZC Chapter 21.46, 

Sections 21.46.010 Purpose, 21.46.020 Scope, 21.46.030 Decision 

Criteria are hereby amended to read as follows and the provisions 

of RZC Chapter 21.46 are hereby amended to include new provisions 
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of Sections 21.46.040 Temporary Use Permit Duration and 

Administration, and 21.46.050 Temporary Encampments as follows:   

RZC 21.46.010 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. 

RZC 21.46.020 Scope Applicability. 

A.  A short-term temporary use permit shall be required for 

any temporary use of no more than six months in 

duration. The six months need not run consecutively, 

except in the case of encampment temporary uses. The 

six months may occur at any time within a calendar 

year as long as each day of operation is designated 

and approved. A day of operation shall mean any or 

part of any day in which the business is conducted. 

Applications for a short-term temporary use permit 

(six months or less) shall follow the procedures for a 
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Type I review pursuant to RZC 21.76.050.F or as 

modified herein. Short-term temporary use permits 

shall not be renewed, and any temporary use that will 

extend beyond six months shall be conducted only after 

approval of a long-term temporary use permit. 

1.  Temporary uses that occur seasonally on an annual 

basis may be processed over the counter upon 

their 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. 

B.  An encampment temporary use permit shall be valid for a 

five-year period based on the following criteria: 

1.  Once approved, the encampment may occur at the host 

site for a maximum of three visits within a five-

year period if the site plan and conditions that 

were originally approved remain unchanged; 

2.  The encampment shall comply with the provisions 

outlined in this chapter; 

3.  All conditions of approval were fulfilled during 

the previous stay; 

735



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 648 of 714  Ordinance No. _____ 

AM No. _____ 
 

4.  A temporary encampment stay shall be limited to a 

maximum of 125 calendar days within any 365-

calendar-day time period at one location; and 

5.  There shall be a minimum of 365 calendar days 

between the end of the 125-calendar-day stay and 

the next approved encampment. 

C.  A long-term temporary use permit shall be required for 

any temporary use longer than six months in duration. 

A long-term temporary use permit shall be valid for a 

maximum of two years from the date the permit is 

issued or the end of the permit activity, whichever 

comes first. Applications for a long-term temporary 

use permit (longer than six months) shall follow the 

procedures for a Type V review pursuant to RZC 

21.76.050.J. 

D.  A long-term temporary use permit may be renewed, 

provided that: 

1.  The permit renewal must be applied for in advance 

of the expiration of the original term; 

2.  The permit renewal shall follow the procedures for 

a Type V review pursuant to RZC 21.76.050.J; 
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3.  The applicant shall pay a renewal fee equal to that 

prescribed by Council resolution for a new long-

term temporary use permit; and 

4.  The application for renewal meets the decision 

criteria outlined in RZC 21.46.030.A; 

5.  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. 

6.  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. 

E.  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 long-term temporary use permit, 

either: 

1.  The temporary use shall immediately cease, and the 

property on which the use was located shall be 

restored as nearly as practicable to the state it 
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was in prior to commencement of the temporary 

use; or 

2.  If the applicant has applied for and received all 

permits necessary to make such temporary use 

permanent, the temporary use may continue until 

any necessary construction under such permits is 

completed and the use meets all requirements for 

a permanent use of the property as long as the 

applicant diligently pursues completion of the 

improvements and compliance with the 

requirements. 

F.  The following types of temporary uses, activities and 

associated structures may be authorized, subject to 

specific limitations noted herein and as noted in RZC 

21.46.030, Decision Criteria, and as may be 

established by the Administrator: 

1.  Outdoor art and craft shows and exhibits; 

2.  Retail sales such as Christmas trees, seasonal 

retail sale of agricultural or horticultural 

products, firewood, seafood, etc.; 
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3.  Mobile services such as veterinary services for 

purposes of giving shots, unless exempted under 

subsection G.11 of this section; 

4.  Vending cart. No mechanical, audio or noise-making 

devices, nor loud shouting or yelling will be 

permitted to attract attention; 

5.  Group retail sales, such as swap meets, flea 

markets, parking lot sales, Saturday Market, 

auctions, etc.; 

6.  Temporary encampments that comply with the 

conditions outlined in this chapter; 

7.  Temporary parking lots used during construction or 

site development; 

8.  The Administrator may authorize additional 

temporary uses not listed in this subsection, 

when it is found that the proposed uses are in 

compliance with the provisions pursuant to this 

chapter. 
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G.  Exemptions. The following activities and structures are 

exempt from requirements to obtain temporary use 

approval: 

1.  Portable units or modular structures when used to 

provide temporary classrooms at schools; 

provided, that adequate sewer and water service 

is available. 

2.  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, when 

adequate sewer and water is available. 

3.  Manufactured homes when used for housing elderly or 

disabled relatives of the occupant of an existing 

residence, when such relatives require constant 

supervision and care, and when adequate sewer and 

water is available. 

4.  Manufactured homes, portable units, modular 

structures, or travel trailers when used to 

support construction or site development. 
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5.  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. 

6.  Recycling and collection centers that meet all of 

the following requirements: 

a.  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 structure will be located at that 

site; 

b.  Structures shall not interfere with traffic 

circulation or visibility at intersections; 

c.  The owner’s name and telephone number shall be 

clearly posted on the structure or container; 

and 

d.  If located in a parking area, the structures or 

containers shall take up no more than three 

parking stalls. One collection structure and 
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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; 

7.  Model homes or apartments and related real estate 

sales and display activities located within the 

subdivision or residential development to which 

they pertain; 

8.  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; 

9.  Fund-raising car washes that meet the requirements 

for discharge of wastewater established by the 

City of Redmond Natural Resources Division; 

10.  Motorized catering that remains at one location 

for no more than three hours per day; 

11.  Mobile services that: 
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a.  Are located outside the public right-of-way and 

not located on on-street parking; 

b.  Are located at a site for no more than 14 total 

days over a period of three months; 

c.  Are not located in required drive aisles or any 

area that would impede emergency or ADA access; 

and 

d.  Are located on a lot with no more than one other 

mobile service vehicle at any given time. 

12.  Circuses, carnivals, fairs, or similar transient 

amusement or recreational activities. Such uses 

are subject to RMC Chapter 5.28, Carnivals, 

Circuses and Amusement Activities; 

13.  Activities, vendors and booths associated with 

City of Redmond-sponsored or authorized special 

events; 

14.  Individual booths in an approved temporary use 

site for group retail identified under subsection 

F.5 of this section; 
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15.  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. 

A. 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. 

B. The following types of temporary uses, activities 

and associated structures may be authorized, 

subject to specific limitations noted herein and 

as noted in RZC 21.46.060 Decision Criteria. 

1. 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.  
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2. Mobile services unless specifically exempt. 

3. Vending cart/kiosks.  

4. Temporary outdoor dining. 

5. Temporary encampments. 

6. Temporary uses not listed in this chapter may 

be classified by the Code Administrator, when 

it is found that the proposed uses are within 

the scope of this chapter. 

 

RZC 21.46.030 Decision Criteria Exemptions. 

A.  Temporary uses may be authorized only when all the 

following determinations can be made: 

1.  The temporary use will not impair the normal, safe, 

and effective operation of a permanent use on the 

same site. 

2.  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. 
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3.  The temporary use will not be materially 

detrimental to the surrounding uses in terms of 

traffic, noise, and other external effects. 

B.  General Conditions.  

1.  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. 

2.  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. 

3.  The temporary use shall comply with all applicable 

standards of the Seattle-King County Health 

Department. 
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4.  No temporary use shall occupy or use public parks 

in any manner unless specifically approved by the 

Parks Department. 

5.  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.). 

6.  The applicant for a temporary use shall supply 

written authorization from the owner of the 

property on which the temporary use is located. 

7.  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. 

8.  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. 
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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 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. 

9.  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. 
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C.  Temporary encampments must also meet the following 

criteria: 

1.  The applicant shall apply for a temporary use 

permit at least 30 days before the planned 

opening of the temporary encampment. 

2.  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. 

3.  The temporary encampment use permit may be 

revocable at any time if the encampment is found 

to be non-compliant with this chapter or 

conditions placed upon the permit. 

4.  The encampment or the parking of any vehicles 

associated with the application shall not 

displace the host site’s parking lot in such a 

way that the host site no longer meets the 

749



Attachment F: Ordinance to Amend the Redmond Zoning Code 

   
Page 662 of 714  Ordinance No. _____ 

AM No. _____ 
 

minimum or required parking of the principal use 

as required by code or previous approvals unless 

an alternative parking plan has been approved by 

the Administrator. 

5.  The temporary encampment managing organization 

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 either having an active warrant or 

being registered as a sex offender will not be 

allowed to stay at the encampment. 

6.  The sponsoring host and organization group shall 

submit an operating agreement and code of 

conduct.  
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7.  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: 

a.  Encampment resident code of conduct; 

b.  The presence of minors in the encampment; 

c.  The provision of transportation to/from the 

encampment; and 

d.  Setbacks and screening. 

8.  No illegal activities shall be allowed on premises. 

D.  Temporary encampments shall be processed as a Type I 

Permit with the following modifications: 

1.  A Notice of Application shall be mailed and posted 

on-site meeting the standards outlined in RZC 

21.76.080.B, Notice of Application. 

2.  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. 
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3.  Prior to the decision on the application for a 

temporary encampment, the Administrator shall 

require that a neighborhood meeting be held. 

4.  The aforementioned subsection shall only be 

applicable to the initial application, with the 

exception of mailed notices. A mailed notice 

shall be sent prior to each stay in accordance 

with RZC 21.76.080.B. All subsequent stays as a 

part of this application shall only require 

administrative review. 

E.  Emergencies. The Administrator may waive these 

requirements when a natural or manmade disaster 

necessitates the immediate establishment of a 

temporary encampment. 

A. 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. 

1. Manufactured homes, portable units, modular 

structures, travel trailers when used as a 
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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. 

2. Manufactured homes, portable units, modular 

structures, or travel trailers when used to 

support construction or site development. 

3. 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. 

4. Temporary Recycling and collection events 

that meet all of the following 

requirements: 

a. 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 
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the event will be located at that 

site; 

b. Structures shall not interfere with 

traffic circulation or visibility at 

intersections; 

c. The property owner’s name and telephone 

number shall be clearly posted on 

site; and 

d. 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. 

5. Model homes or apartments and related real 

estate sales and display activities located 

within the subdivision or residential 

development to which they pertain. 

6. Garage sales, moving sales, and similar 

activities for the sale of personal 
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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.  

7. Fund-raising car washes that meet the 

requirements for discharge of wastewater 

established by the City of Redmond 

Environmental & Utility Services Division. 

8. Motorized catering that remains at one location for 

no more than three hours per day. 

9. Mobile services that: 

a. Are located outside the public right-

of-way and not located on on-street 

parking; 

b. Are located at a site for no more than 

14 total days over a period of three 

months; 

c. Are not located in required drive 

aisles or any area that would 

impede emergency or ADA access; 

and 

d. Are located on a lot with no more than one 
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other mobile service vehicle at any 

given time. 

10. Circuses, carnivals, fairs, or similar 

transient amusement or recreational 

activities. Such uses are subject to RMC 

Chapter 5.28, Shows, Carnivals and Circuses. 

11. Activities, vendors, and booths associated 

with City of Redmond-sponsored or authorized 

special events which have an approved special 

events permit. 

12. 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. 

 

NEW SECTION. RZC 21.46.040 Temporary Use Permit Duration and 

Administration. 

A. Temporary uses will have different permit 

administration requirements depending on the 

duration of the temporary use as described below: 
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Duration 1 Permit Type 

Short Term or 

Seasonal 0-6 

months 

Type I 2 

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 
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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 

21.46.030.A; 

e. The renewal may be conditioned upon the 

construction or installation of such 

improvements that are necessary to serve 
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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. 

 

B. 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: 

1. The temporary use shall immediately cease; and  

2. 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. 

 

NEW SECTION. RZC 21.46.050 Temporary Encampments. 

A. An encampment temporary use permit shall be valid 
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for a five-year period based on the following 

criteria: 

1. 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; 

2. The encampment shall comply with the provisions 

outlined in this chapter; 

3. All conditions of approval were fulfilled during the 

previous stay; and 

4. The proposed host site shall not be within 1,000 feet 

of another approved host site. 

B. Temporary encampments must also meet the following 

criteria: 

1. The applicant shall apply for a temporary use 

permit at least 30 days before the planned 

opening of the temporary encampment. 

2. The encampment shall be limited to a maximum of 

100 persons. After the encampment reaches its 
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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. 

3. The temporary encampment use permit may be 

revocable at any time if the encampment is 

found to be non-compliant with this chapter 

or conditions placed upon the permit. 

4. 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. 

5. 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. 
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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 allow such offenders to remain on the 

property, provided that required reporting 

requirements are followed. 

6. The sponsoring host and organization group 

shall submit an operating agreement and 

code of conduct. 

7. 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 
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the following: 

a. Encampment resident code of conduct; 

b. The presence of minors in the encampment; 

c. The provision of transportation to/from the 

encampment; and  

d. Setbacks and screening. 

C. Temporary encampments shall be processed as a Type I 

Permit with the following modifications: 

1. A Notice of Application shall be mailed and 

posted on-site meeting the standards outlined 

in RZC 21.76.080.B, Notice of Application. 

2. 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. 

3. Prior to the decision on the application for a 

temporary encampment, the Administrator shall 

require that a neighborhood meeting be held. 

4. With the exception of mailed notice, the 

provisions of this paragraph C. shall only 

apply to the initial application.  A mailed 

notice shall be sent prior to each stay in 
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accordance with RZC 21.76.080.B.  

5. The initial application shall be processed as Type I 

permit.  Subsequent stays within the allowed five-

year period shall only require administrative 

review. 

D. Emergencies. The Administrator may waive these 

requirements when a natural or manmade disaster 

necessitates the immediate establishment of a 

temporary encampment. 

 

RZC 21.46.060 Emergency Shelter. 

Refer to RZC 21.57.020 Emergency Shelter. 

 

RZC 21.46.070 Decision Criteria. 

A. Temporary uses may be authorized only when all 

the following determinations can be made: 

1. The temporary use will not impair the 

normal, safe, and effective operation 

of a permanent use on the same site. 

2. The temporary use will not significantly 

impact public health, safety or 

convenience, or create traffic hazards or 
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congestion, or otherwise interrupt or 

interfere with the normal conduct or uses 

and activities in the vicinity. 

3. The temporary use will not be materially 

detrimental to the surrounding uses in terms 

of traffic, noise, and other external 

effects. 

4. Temporary uses shall not be allowed as a 

mechanism to avoid otherwise applicable 

development requirements, permits, or fees. 

B. General Conditions. 

1. 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. 

a. 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. 

2. Each site occupied by a temporary use must 

provide or have available sufficient 

parking and vehicular maneuvering area for 
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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. 

3. The temporary use shall comply with all 

applicable standards of the Seattle-King 

County Health Department. 

4. No temporary use shall occupy or use public 

parks in any manner unless specifically 

approved by the Parks Department. 

5. 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.). 

6. The applicant for a temporary use shall 

supply written authorization from the owner 

of the property on which the temporary use 
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is located. 

7. 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. 

8. 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 the 

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 structures must be 

reviewed by the Administrator annually and 

permission to leave them in place between 

market sessions may be denied if they 
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become a visual blight, safety, or health 

problem. They shall be removed at the end 

of the permit period. 

9. 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. 

Section 24.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.52 Transportation Standards. The provisions of RZC 

Chapter 21.52 Transportation Standards, Section 21.52.030 Street 

and Access Standards, Paragraph 21.52.030.G Right-of-Way and/or 

Easement Dedication and Section 21.52.050 Pedestrian, Bicycle, and 

Other Nonmotorized Connections, Paragraph 21.52.050.C Location are 

hereby amended to read as follows:   

RZC 21.52.030.G Right-of-Way and/or Easement Dedication. 

. . .  

1. . . .  
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2. The Technical Committee shall serve as the decision-making 

body regarding the City’s acceptance of right-of-way 

that is encumbered, if the City in its sole determination 

finds that the easement or other right will not interfere 

with the City’s long-term operation of the right-of-way 

for transportation, pedestrian mobility including the 

needs of the physically disabled, utility, or other 

customary right-of-way purposes. 

RZC 21.52.050.C Location. 

. . .  

1. . . .  

. . .  

6. . . .  

7. Compliance with RZC Appendix 2, Construction Specification 

and Design Standards for Streets and Access; and 

8. Compliance with RZC 21.10, Downtown Regulations; RZC 

21.12, Overlake Regulations; and RZC 21.08, Residential 

Regulations. ; and 

9. Provision and long-term maintenance of pedestrian mobility 

including the needs of the physically disabled. 

Section 25.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.58 Introduction. The provisions of RZC Article III 

Design Standards, Chapter 21.58 Introduction, Section 21.58.020 
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Scope and Authority, Paragraph 21.58.020.E Administrative Design 

Flexibility are hereby amended to read as follows:   

E. Administrative Design Flexibility. See RZC 21.76.070.C, 

Administrative Design Flexibility. 

1. Purpose: Allow flexibility in the application of 

Article III Design Standards in order to promote 

creativity in site and building design. 

Departures from the Design Standards shall still 

maintain the intent of the applicable standard. 

2. Applicability: Proposals subject to the Design 

Review Board’s review authority can seek 

Administrative Design Flexibility from the Design 

Review Board. The Design Review Board’s decision 

on an Administrative Design Flexibility Request 

from the Design Standards in Article III shall 

have the effect of a recommendation to the 

applicable decision-making authority for the 

underlying permit. The Design Review Board shall 

have the effect of a final decision for building 

permits with no underlying land use approval. 

 

3. Criteria: If the Design Review Board makes a 
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recommendation to vary the site requirements, it 

shall be based on the following: 

1. a. The application of certain provisions of 

the Design Standards in Article III Zoning 

Code would result in practical difficulties 

or unnecessary hardships inconsistent with 

the general purpose and intent of the 

underlying zone and of the design 

standards.; 

2. b. Permitting a minor variation will not be 

materially detrimental to the public welfare 

or injurious to the property or improvements 

in the area.; 

3. c. Permitting a minor variation will not be 

contrary to the objectives of the design 

standards.; 

4. d. Permitting a minor variation in design 

better meets the goal and policies of the 

Comprehensive Plan and neighborhood goals 

and policies; 

5. e. Permitting a minor variation in design 

results in a superior design in terms of 
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architecture, building materials, site 

design, landscaping, and open space; 

6. f. The minor variation protects the integrity 

of a historic landmark or the historic 

design subarea.; and 

7. g. Granting of the minor variation is 

consistent Consistency with the Shoreline 

Master Program, if applicable. 

 

4. The applicant seeking Administrative Design 

Flexibility from the Design Standards in 

Article III must demonstrate, in writing, how 

the project meets the above listed criteria by 

providing: 

a. Measurable improvements, such as an 

increase in tree retention or 

installation of native vegetation, 

glazing, pedestrian and bicycle 

connectivity, and increase usable open 

space; 

b. Objective improvements such as screening of 

vehicle entrances and driveways or 
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mechanical equipment, reduction in 

impervious surface area, or retention of 

historic features; and 

c. Conceptual architectural sketches showing 

the project as code compliant and with 

proposed variation to site 

requirements, indicating the 

improvements gained by application of 

the Administrative Design Flexibility. 

Section 26.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.60 Citywide Design Standards. The provisions of RZC 

Chapter 21.60 Citywide Design Standards, Section 21.60.020 

Context, Circulation, and Connections, Paragraph 21.60.020.H 

Pedestrian and Bicycle Circulation are hereby amended to read as 

follows: 

RZC 21.60.020.H Pedestrian and Bicycle Circulation. 

1. . . .  

2. Design Criteria. 

a. . . .  

. . .  

f. Provide for and maintain circulation and connections 

meeting the access needs of the physically 
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challenged disabled as required by the 

International Building Code and International 

Residential Code adopted by the State Building Code 

Council and the City of Redmond. 

g.  Encourage pedestrian use and movement by providing 

walkways. Design efficient pedestrian walkways by: 

i.  Reducing walkway distances and providing short 

cuts; 

ii.  Eliminating pedestrian barriers and obstacles, 

such as providing steps and ramps across 

retaining walls and slopes where possible and 

prohibiting vehicular overhangs from 

driveways within the right-of-way and sidewalk 

or within easements granted to the City for 

pedestrian mobility, to allow for pedestrian 

movement throughout the site. (Gates shall be 

provided to breech fences if they impede 

pedestrian movement to shopping, transit, and 

other common activities.) Pedestrian access 

shall be clearly marked through design 

treatments, such as colored and textured 

walks, speed table driveway crossings, etc.; 

iii.  Assuring continuity of walkways; 
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iv.  Providing protection from wind and rain, 

especially at main building entrances and over 

public walkways; 

v.  Providing adequate lighting in accordance with 

the lighting standards in the Redmond Zoning 

Code where nighttime use exists or is 

encouraged; 

vi.  Using walkway surfaces which are comfortable 

to walk on and durable; and 

vii.  Providing safe and convenient access to bike 

parking. 

h.  Existing paths should be recognized and improved to 

ensure connection to and through sites and access 

to parks and open space. 

i.  Pedestrian circulation plans should typically 

incorporate the following techniques to increase 

the safety of pedestrians: 

i.  Avoid sharp “blind” corners, especially on 

stairways and corridors where potential 

assailants can predict movement. 

ii.  Avoid sudden changes in grade that reduce sight 

lines on pathways. 
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iii.  Design openings in barriers along pathways to 

allow sight lines into adjacent property. 

iv.  Consider installing convex security mirrors 

where sight lines are impeded along pathways. 

v.  Avoid situations where pedestrians cannot see 

activity on the far side or where alternative 

paths are not available.  

vi.  Confirm the provision of adequate driveway 

length to avoid encumbering pedestrian 

mobility such as caused by vehicular overhangs 

within the right-of-way and sidewalk and/or 

easements granted to the City for public 

pedestrian mobility. 

Section 27.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.62 Urban Center Standards. The provisions of RZC Chapter 

21.62 Urban Center Standards, Section 21.62.030 Overlake Village 

Zones Supplemental Design Standards, Paragraph 21.62.030.E 

Building Form and Scale are hereby amended to read as follows: 

RZC 21.62.030.E Building Form and Scale. 

1. Intent. To maintain light and views, reduce the 

bulk of taller buildings, reinforce pedestrian 

scale on street frontages, and promote variety in 

building height. 
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2. Design Criteria. 

. . .  

c. Design of Large Buildings. Large building 

mass shall be sited and designed to reduce 

the apparent mass and bulk, and avoid long, 

continuous flat facades through use of 

techniques, such as: 

i. Breaking up the mass into multiple 

buildings or designing a building to 

appear as multiple buildings through 

multiple defined entryways and 

storefronts; 

ii. Articulation of facades into increments 

through use of architectural 

techniques, such as bay windows, 

offsets, recesses, and other techniques 

which break or minimize scale; and 

iii. Provision of new internal streets 

and pathways at a minimum as shown 

in the Overlake Village Subarea Map 

to establish/enhance the urban grid. 

A. Modulation. All building facades 

visible from streets, parks, or 
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other public spaces shall be 

modulated to provide visual 

interest and to reduce the 

apparent bulk of larger 

structures. Building facades shall 

be stepped back or projected 

forward at one or more intervals 

to provide a minimum 25 percent 

modulation of the horizontal width 

of the structure. No building 

facade shall exceed 120 feet 

without modulation in the facade 

plane. The minimum depth of 

modulation is 10 feet. Projections 

may begin on the third floor and 

may not extend any further into 

the right-of-way than one-half of 

the width of the sidewalk. 

Section 28.   Amendments to Redmond Zoning Code (RZC) 

Chapter 21.78 Definitions. The provisions of RZC Chapter 21.78 are 

hereby amended to include the following new provisions of Section 

RZC 21.78.A. Purpose; and sections A Definitions, B Definitions, 
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C Definitions, D Definitions, E Definitions, F Definitions, G 

Definitions, H Definitions, I Definitions, L Definitions, M 

Definitions, N Definitions, P Definitions, R Definitions, S 

Definitions, T Definitions, V Definitions are hereby amended to 

include new definitions of Accessibility/Accessible; Artisanal 

Manufacturing; Active Recreational Use; Business and Service; 

Courtyard Apartment; Food and Beverage; Faith-based; Funerary; 

Garage, Private; Green Building Rating and Certification System; 

High Density Residential; Low Density Residential; Managing Agency 

(Encampment); Medium Density Residential; Recreation, Passive; 

Retail Sales; Solar Access; Stacked Flat; Tiny Home; 

Transportation, Communication, Information, and Utilities; and 

Variance and are hereby amended to read as follows:   

NEW SECTION. RZC 21.78.A Purpose. 

For the purpose of this chapter, certain terms, phrases, 

words and their derivatives shall have the meanings 

set forth in this chapter and/or the relevant portions 

of Title 21. 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, shall be considered as 

providing ordinarily accepted meanings. Words used in 
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the singular include the plural and the plural the 

singular. Words used in the masculine gender include 

the feminine and the feminine the masculine.  

RZC 21.78 A Definitions. 

Access Corridor. A vehicle circulation area in private 

ownership, including easements, tracts and driveways 

in a common ownership, over which access is afforded 

to more than one lot or residence. Where a driveway is 

shared and serves garages or accessory buildings, and 

the lots and principal buildings front upon another 

street or an access corridor, the shared driveway 

shall not be defined as an access corridor. In this 

case, the side street setbacks do not apply. An access 

corridor shall not serve more than 10 single-family 

lots. 

NEW SECTION. Accessibility/Accessible. A term that 

describes the usability of a facility, product or 

service by people with disabilities. 

Accessory dwelling unit. An accessory dwelling unit 

(hereinafter referred to as “ADU”) is a habitable 

living unit that provides basic requirements for 

living, sleeping, eating, cooking, and sanitation. An 
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ADU is accessory to the a primary single family 

dwelling unit and located on a the same lot.  An ADU 

and may be added to, created within, or detached from 

the primary single-family dwelling unit for use as a 

complete independent dwelling unit. 

NEW SECTION. Artisanal Manufacturing, Retail Sales, and 

Service. The Artisanal Manufacturing, Retail Sales, 

and Service use class, under the Manufacturing and 

Wholesale Trade use category, comprises businesses 

engaged in the independent, hand-crafted 

transformation of materials into finished products 

for the display and retail sale of those products 

within a building or structure, or a portion thereof. 

Activities include small-scale manufacturing as a 

result of which no impacts are imposed on adjacent 

uses or the City’s Critical Aquifer Recharge Areas by 

the retail sales of the manufactured goods or 

services such as repair or restoration of the 

manufactured goods. Example goods include books and 

designed paper products, musical instruments, 

jewelry, clothing, and textiles. Artisanal 

Manufacturing, Retail Sales, and Service does not 

include any activity relating to marijuana. 
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NEW SECTION. Active Recreational Use. Active recreation 

refers to a structured individual or team activity 

that requires the use of special facilities, courses, 

fields, or equipment. 

Alter/Alteration, Historic. Any construction or remodeling 

which modifies all or part of the original site, 

object, or structure either in appearance or by 

substitution of original materials with new material. 

This shall include both exterior and interior 

construction or change to properties. Alteration 

includes but is not limited to changing paint color 

or topographic features; removal or substitution of 

fences, railings, landscaping, or ornamentations; or 

additions or substitutions of windows, window frames, 

doors, doorframes, and signs. 

Arts, Entertainment, and Recreation, and Assembly. An 

establishment that provides facilities or services 

for cultural, recreational, and entertainment uses, 

including but not limited to, performing arts 

establishments, theaters, museums, arcades, and 

marinas, but specifically excluding adult 

entertainment facilities. Kiosks are included as 
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accessory to Arts, Entertainment, Recreation, and 

Assembly.  

Attached Dwelling Units. Two to four dwelling units with 

common or party walls on one or two sides, or above 

or below. but with separate front and/or rear 

access. This includes but is not limited to 

duplexes, triplexes, townhomes, stacked flats and 

courtyard apartments. Attached dwellings greater 

than four units, see Multifamily Structure. 

RZC 21.78 B Definitions. 

NEW SECTION. Business and Service. The Business and 

Service use class, under the General Sales or 

Services use category, is a use that provides 

administrative, professional, or service-type 

transactions, including storage of records and 

accounts, as well as the home businesses and mobile 

businesses and services providing these services. 

RZC 21.78 C Definitions. 

Car-Sharing Vehicle. A “car-sharing vehicle” is a vehicle 

maintained and owned or leased by a car-sharing 

organization and which is available for use by its 

members. A “car-sharing vehicle” shall be no more than 
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18 feet in length and shall bear a decal or other mark 

that identifies the car-sharing organization and is 

securely affixed to the exterior of the vehicle. 

NEW SECTION. Courtyard Apartment. Courtyard 

apartments are characterized by side-by-side 

attached dwelling units arranged around a 

central courtyard or lawn area. 

Cremation Services Crematorium and Cemeteries. The 

operation of Sites or structures reserved for 

the interment of human or animal remains, or for 

cremating the dead. 

RZC 21.78 D Definitions. 

Dwelling Unit. A single unit providing complete, 

independent living facilities for not more than one 

family and permitted roomers and boarders, including 

permanent provisions for living, sleeping, eating, 

cooking, and sanitation. A mobile home, manufactured 

home, modular home, apartment, condominium, townhouse, 

single-family attached or detached house, or accessory 

dwelling unit or tiny home is considered to a be a 

dwelling unit. 
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RZC 21.78 E Definitions. 

Education Services. Establishments that offer teaching 

and learning activities or experiences, including 

preschools, grade schools, colleges and 

universities, and technical, trade, and other 

specialty schools. 

RZC 21.78 F Definitions. 

Family. An individual or two or more persons related by 

blood, or marriage; eight or fewer nonrelated 

persons living together in a single dwelling unit, 

unless a grant of reasonable accommodation as 

identified in RZC 21.76, Review Procedures, allows 

an additional number of persons  One or more 

persons, either related or unrelated, living 

together as a single housekeeping unit.  

NEW SECTION. Food and Beverage. Establishments that 

prepare meals, snacks, and beverages for immediate 

consumption. The Food and Beverage use class, under 

the General Sales or Services use category, 

comprises the former use classes of Full-Service 

Restaurant, Cafeteria or Limited-Service Restaurant, 

Bar or Drinking Place, Caterer, Food Service 

Contractor, as well as the drive-up stand businesses 
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and mobile businesses providing these services. 

NEW SECTION. Faith-based. The faith-based use class 

comprises structures and properties managed by an 

organization for purpose of religious belief, 

practice, or affiliation. Structures and properties 

may include accessory uses such as a residence or 

office for the faith-based leader, administrative 

offices, classrooms and meeting rooms, assembly 

halls, records storage, and food-preparation areas. 

Secondary accessory uses may also include temporary 

indoor shelter, food banking, soup kitchen, and 

similar essential community services. Other 

conditional and temporary uses carried out in 

association with common faith-based beliefs, 

practices, and affiliations and essential 

facilities may also apply. 

NEW SECTION. Funerary. The funerary use class comprises 

services of a “Funeral Director”, “Funeral 

Establishment”, and similar services as defined by 

chapter 18.39 RCW. 

RZC 21.78 G Definitions. 

NEW SECTION. Garage, Private. An accessory structure or an 

accessory portion of a principal structure, designed or 
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used for the shelter or storage of vehicles owned or 

operated by the occupants of the principal structure. 

Government Functions, Other and Administration. The 

provision of governmental services not specifically 

identified elsewhere in these definitions. This 

definition includes military and national security 

functions and space research and technology when 

conducted by a government agency. The Government 

and Administration use class includes the former 

Public Administration use class that comprised all 

government functions, including federal, state, and 

local government agencies that administer, oversee, 

and manage public programs or that have executive, 

legislative, or judicial authority; and legislative 

and executive offices, courts, and other government 

functions. This definition does not include 

correctional institutions, which are separately 

defined and regulated. 

NEW SECTION. Green Building Rating and Certification 

System. Green building rating or certification systems 

broaden the focus beyond the product to consider the 

project as a whole. Rating systems are a type of 

building certification system that rates or rewards 
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relative levels of compliance or performance with 

specific environmental goals and requirements. Rating 

systems and certification systems are frequently used 

interchangeably. Green building rating and 

certification systems require an integrated design 

process to create projects that are environmentally 

responsible and resource-efficient throughout a 

building's life cycle: from siting to design, 

construction, operation, maintenance, renovation, and 

demolition. While the philosophy, approach, and 

certification method vary across these the systems, a 

common objective is that projects awarded or certified 

within these programs are designed to reduce the 

overall impact of the built environment on human 

health and the natural environment.  (Vierra, 2019) 

RZC 21.78 H Definitions. 

NEW SECTION. High Density Residential. High density 

residential generally includes (but is not limited 

to) housing types such as multifamily structures, 

mixed-use residential, and residential suites.  

Home Business, Home Occupation Business. A business 

activity which results in a product or service and 
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is conducted in whole or in part on a residential 

premises within a dwelling unit or associated 

accessory structure to a dwelling unit, and is 

clearly subordinate to use of the premises as a 

residence. Home business does not include any 

business activity relating to marijuana. 

Hotel or Motel. An establishment that provides four or more 

guest rooms for the lodging and short-term 

accommodations for travelers and that does not provide 

gambling. Hotels and motels typically offer food 

services, recreational services, convention hosting 

services, laundry services, and similar services 

required or desired by travelers. 

RZC 21.78 I Definitions. 

Institutional Health and Human Services. A subset of 

Education, Public Administration, Health Care, and 

Other Institutions consisting of Institutional 

organizations providing a wide range of public 

health, wellness, and human services such as: 

Ambulatory or Outpatient Services; Nursing, 

Supervision, and Other Rehabilitative Services; 

Social Assistance, Welfare, and Charitable 
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Services; Day Care Centers; and Family Day Care 

Providers. 

RZC 21.78 L Definitions. 

NEW SECTION. Low Density Residential. Low density 

residential generally includes (but is not limited 

to) housing types such as detached single family 

dwelling units, cottages, small-lot short plats, 

size-limited dwellings, manufactured homes, tiny 

homes, accessory dwelling units, duplexes, 

triplexes, fourplexes, townhomes, stacked flats and 

courtyard apartments. 

RZC 21.78 M Definitions. 

NEW SECTION. Managing Agency (Encampment). Managing agency 

has the same meaning as RCW 35.21.915.(6)(a) “Managing 

Agency” and as thereafter amended. 

NEW SECTION. Medium Density Residential. Medium density 

residential generally includes (but is not limited 

to) housing types such as duplexes, triplexes, 

fourplexes, townhomes, stacked flats, courtyard 

apartments and mixed-use residential. 

RZC 21.78 N Definitions. 

Natural and Other Recreational Parks. Public and private 

park and recreation facilities that do not fall 
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within another specific park definition in this 

Code. The Natural and Other Recreational Parks use 

class includes the former Parks, Open Space, Trails 

and Gardens use class, described as wildlife 

refuges; wetland, stream, and wildlife mitigation 

areas; arboretums; pea patches; and play areas.  

RZC 21.78 P Definitions. 

Pet and Animal Sales or and Service (Except Veterinary). 

The retail sale of pets and other animals (except 

livestock) and the provision of pet or animal care 

services, such as grooming, training, sitting, 

boarding, and caretaking, as well as the home 

businesses and mobile businesses providing these 

services. This definition includes pet and pet supply 

stores but does not include veterinary services. For 

Veterinary, refer to the Business and Service use 

class. 

RZC 21.78 R Definitions. 

NEW SECTION. Recreation, Passive.  Recreational 

activities that do not require prepared 

facilities like sports fields or pavilions. 

Passive recreational activities place minimal 
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stress on a site's resources and are highly 

compatible with natural resource protection. 

Passive recreation includes but is not limited 

to activities such as hiking, wildlife viewing, 

observing and photographing nature, and 

picnicking.  

NEW SECTION. Retail Sales. The Retail Sales use class, 

under the General Sales or Services use category, 

includes, among others, the display and sale of 

merchandise, and involves stocks of goods, wares 

or merchandise incidental to such purposes and 

accessible to the public, as well as the vending 

cart businesses and mobile businesses providing 

these services. 

RZC 21.78 S Definitions. 

NEW SECTION. Solar Access.  The amount of unrestricted 

sunlight that reaches a structure, or portion thereof. 

NEW SECTION. Stacked Flat. A type of residential structure  

characterized by attached dwelling units that have 

upper and lower units. 

RZC 21.78 T Definitions. 

NEW SECTION. Tiny Home. An accessory dwelling unit that 
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is mounted on wheels and able to be pulled by a 

vehicle and is temporary in nature. 

NEW SECTION. Transportation, Communication, Information, 

and Utilities. Transportation, Communication, 

Information, and Utilities uses encompass several sub-

categories of uses typically associated with this land 

use category: 

• Transportation establishments serve passengers 

and cargo movements and are grouped by the modes 

of transportation. They use transportation 

equipment as a productive asset although many 

may have service and repair facilities 

(railroads or airlines). 

• Communication and information establishments 

produce or distribute information. Information 

can be broadly differentiated by the medium 

through which it flows. However, the 

establishments in communication and information 

sub-category pertain to those that transform 

information into a commodity, such as but not 

limited to courier, messenger, and postal 

services, motion pictures and sound recording, 
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software development and publishing, newspaper, 

books, and other publishing, libraries and 

archives, and radio, television, cable networks, 

and distribution. 

• Utility establishments provide utility services, 

such as electric power, natural gas, steam 

supply, water supply, and sewage removal. This 

sub-category does not include waste management 

services, which collect, treat, and dispose of 

waste materials, and do not directly use or 

operate utilities. 

RZC 21.78 V Definitions. 

NEW SECTION. Variance.  A mechanism by which the City 

considers granting relief from certain regulations 

when proposed by an applicant for the purposes of 

development. 

Section 29.   Amendments to Redmond Zoning Code (RZC) 

Appendix 2 Construction Specification and Design Standards for 

Streets and Access. The provisions of RZC Appendix 2 Construction 

Specification and Design Standards for Streets and Access, 

Subsection 2.A. Streets are hereby amended to read as follows: 

RZC Appendix 2.A. Streets. 
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1. . . .  

2. Street Types and Widths. 

a. . . .  

b. Private Streets. 

i. . . .  

ii. . . .  

iii. Acceptance as Public Streets. The acceptance 

of private streets as public streets shall be 

per adopted procedures. The public street 

standards contained herein shall apply in 

consideration of such acceptance. 

Table 1. Arterials. 
Arterial Street (1) 
Classification Principal Minor Collector 
Corridor Width 
(Right-of-Way) 

100 feet 84 feet 60 feet 

Easement (2) 10 
feet/Adjacent 
to ROW 

10 feet/Adjacent to ROW 10 
feet/Adjace
nt to ROW 

Pavement Width 
(Curb to Curb) 

48 feet – 60 
feet 4 through 
lanes with 12 
feet center 
turn lane where 
required 

44 feet – 56 feet 4 through 
lanes with 12 feet center turn 
lane where required 

36 feet – 
40 feet 2 
through 
lanes with 
center turn 
lane and 
parking 
where 
required 

Maximum number of 
general purpose 
travel lanes in 
each direction 

2 2 1 

Mid-block lane 
width 

11-12 feet 10.5-11 feet 10.5-11 
feet 

Maximum Grade (percent) (3,4) 
Flat 4 6 7 
Rolling 6 7 10 
Mountainous 8 9 12 
Type of Concrete 
Curb 

Vertical Type 
A-1 

Vertical Type A-1 Vertical 
Type A-1 

Sidewalk, Concrete (5) 
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Urban Centers 8-foot minimum 
both sides with 
widths as great 
as 12-16 feet 
in retail 
areas. See RZC 
21.10.150, 
21.12.150, and 
21.12.200. 

8-foot minimum, both sides with 
widths as great as 12-16 feet in 
retail areas. See RZC 21.10.150, 
21.12.150, and 21.12.200. 

8-foot 
minimum, 
both sides 
with widths 
as great as 
12-16 feet 
in retail 
areas. See 
RZC 
21.10.150, 
21.12.150, 
and 
21.12.200. 

Pedestrian 
Priority Zones 
Outside Urban 
Centers (6) 

8-foot minimum 
both sides 

8-foot minimum both sides 8-
foot minimu
m both 
sides 

Rest of City 6-foot minimum 
both sides of 
street 

6-foot minimum both sides of 
street 

6-foot 
minimum 
both sides 
of street 

Maximum 
Pedestrian  Crossi
ng Length 

75 feet 

On-Street Parking 
(7) 

Allowed in 
urban centers. 
Not allowed 
elsewhere. 

Allowed in urban centers. 
Not allowed elsewhere. 

Allowed 

Bicycle Facilities See Redmond Transportation Master Plan for bike lane plan. 
Furnishing Zone/Landscape Strip 
Urban Centers Varies. See RZC 

21.10.150, 
21.12.150, and 
21.12.200 

Varies. See RZC 21.10.150, 
21.12.150, and 21.12.200 

Varies. 
See RZC 
21.10.150, 
21.12.150, 
and 
21.12.200 

Pedestrian 
Priority Zones 
outside 
Urban Centers (5) 

5-foot minimum 
both sides 

5-foot minimum both sides 5-foot 
minimum 
both sides 

Rest of City 5-foot minimum 
both sides 

5-foot minimum both sides 5-foot 
minimum 
both sides 

Notes:  
1. Variations may be required to accommodate unusual and/or topographic conditions. 
Specific corridor designs may supersede these standards. 
2. Easements accommodate the sidewalk and can be used to accommodate utilities, to 
the extent that pedestrian mobility including the needs of the physically disabled 
is maintained and that vehicular overhangs from driveways into the right-of-way or 
sidewalk and/or easements granted to the City for public pedestrian mobility are 
avoided. 
3. Flat – Typical cross slopes from zero percent to eight percent. Rolling – Typical 
cross slopes from nine percent to 15 percent. Mountainous – Typical cross slopes 
over 15 percent. 
4. Maximum grade may be exceeded for short distances provided no practical 
alternative exists and subject to approval by the Director of Public Works. 
5. RZC 21.10.150, Pedestrian System shall govern in the downtown. 
6. See Transportation Master Plan Chapter 4-3 Pedestrian System Plan.  
7. Where allowed, on-street parking may be required at the City's discretion.  
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Table 2. Local Streets. 
Classifica
tion 

Connector 
Streets 

Local Access Streets 
Single-Family Residential Multifamily 

Residential 
Nonreside
ntial 

Private Public Private Public Public 
Dwelling 
Units/Lots 

  5 – 9 5 – 9 10 or 
more 

      

Corridor 
Width 

60 feet 
right-of-
way 

35 feet 
ingress/e
gress 
tract 

44 feet 
right-
of-way 

50 
feet 
right-
of-way 

35 feet 
ingress/e
gress 
tract 

50 feet 
(1) 
right-
of-way 

60 feet 
right-of-
way 

Easement 
(7) 

10 
feet/adja
cent to 
ROW 

None 10 
feet – 
Adjacen
t to 
ROW 

10 
feet – 
Adjace
nt to 
ROW 

None 10 
feet – 
Adjacen
t to 
ROW 

10 feet – 
Adjacent 
to ROW 

Pavement 
Width 

36-40 
feet 2 
through 
lanes 
with 
center 
turn lane 
and 
parking 
where 
required 

28 feet 
(9) 

28 feet 28 
feet 

28 feet 
(9) 

28 feet 44 feet 
thru 
route 36–
40 feet 
side 
streets 

Maximum 
number of 
general 
purpose 
travel 
lanes in 
each 
direction 

1 1 

Mid-block 
lane width 

10-10.5 
feet 

10 feet 

Maximum Grade (percent) (4,5) 
Flat 7 8 8 8 8 8 8 
Rolling 10 10 12 (6) 12 (6) 10 12 (6) 12 (6) 
Mountainou
s 

12 10 15 
(3,6) 

15 
(3,6) 

10 15 
(3,6) 

15 (3,6) 

Type of 
Curb (8) 

Vertical 
Type A-1 

Asphalt 
Thickened 
Edge or 
Concrete 
Shiner or 
Vertical 
Type A-1 

Vertica
l Type 
A-1 

Vertic
al 
Type 
A-1 

Asphalt 
Thickened 
Edge or 
Concrete 
Shiner or 
Vertical 
Type A-1 

Vertica
l Type 
A-1 

Vertical 
Type A-1 

Sidewalk, 
Concrete 

In Urban 
Centers, 
8-foot 
minimum 
both 
sides 
with 
widths as 
great as 
12-16 

One Side 
(10), 5-
foot 
minimum 
for 
detached 
sidewalks
, 6-foot 
minimum 

One 
Side 
(10), 
5-foot 
minimum 
for 
detache
d 
sidewal
ks, 6-

Both 
Sides, 
5-foot 
minimu
m for 
detach
ed 
sidewa
lks, 
6-foot 

One Side 
(10), 5-
foot 
minimum 
for 
detached 
sidewalks
, 6-foot 
minimum 

Both 
Sides, 
5-foot 
minimum 
for 
detache
d 
sidewal
ks, 6-
foot 

Both 
Sides, 5-
foot 
minimum 
for 
detached 
sidewalks
, 6-foot 
minimum 
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feet in 
retail 
areas. 
See RZC 
21.10.150
, 
21.12.150
, and 
21.12.200
. 
In 
Pedestria
n 
Priority 
Zones 
(11) 
outside 
of Urban 
Centers, 
8-foot 
minimum 
both 
sides 
Rest of 
City, 6-
foot 
minimum 
or 5-foot 
minimum 
with 
furnishin
g zone; 
both 
sides of 
street 

back of 
curb 

foot 
minimum 
back of 
curb 

minimu
m back 
of 
curb 

back of 
curb 

minimum 
back of 
curb 

back of 
curb 

Parking 
Permitted 

Allowed, 
may be 
required 
at City's 
discretio
n 

One Side One 
Side 

One 
Side 

One Side 
Only (2) 

One 
Side 

None 

Bicycle 
Facilities 

  See Redmond Transportation Master Plan, Bicycle System Plan 

Landscape 
Strip/Furn
ishing 
Zone 

In Urban 
Centers, 
Varies. 
See RZC 
21.10.150
, 
21.12.150
, and 
21.12.200 
In 
Pedestria
n 
Priority 
Zones 
(11) 
outside 
of Urban 

None 5-foot 
minimum 
landsca
pe 
strip 
both 
sides, 
located 
between 
roadway 
and 
sidewal
k 

5-foot 
minimu
m 
landsc
ape 
strip 
both 
sides, 
locate
d 
betwee
n 
roadwa
y and 
sidewa
lk 

None 5-foot 
minimum 
landsca
pe 
strip 
both 
sides, 
located 
between 
roadway 
and 
sidewal
k 

None 
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Centers, 
5-foot 
minimum 
both 
sides 
Rest of 
City, 
Option 1: 
5-foot 
minimum 
with 5-
foot 
sidewalk 
or Option 
2: no 
furnishin
g zone 
with 6-
foot or 
wider 
sidewalk 

Notes:  
1. For less than 10 dwelling units, one may follow the single-family residential 
public guidelines with 44 feet of right-of-way. 
2. RZC 21.40.010.E, Design Requirements for Parking Facilities, would be used in 
conjunction with this guideline. 
3. Maximum grade may be exceeded subject to approval by the Director of Public 
Works. Such approval shall be conditional upon the following: 
a. No practical alternative exists. 
b. Any grade over 15 percent up to a maximum of 20 percent shall extend no further 
than 600 feet without being interrupted by an intersection or landing with eight 
feet difference in elevation over a distance of 100 feet. 
4. On private streets the grade shall not exceed 10 percent unless authorized by the 
Redmond Fire Department. 
5. See Table 1 for definitions of terrain. 
6. Where grade exceeds 10 percent on an emergency vehicle access road, mitigation 
shall be required per RMC 15.06.013(17). 
7. Easements accommodate the sidewalk and can be used to accommodate utilities, to 
the extent that pedestrian mobility including the needs of the physically disabled 
is maintained and that vehicular overhangs from driveways into the right-of-way or 
sidewalk and/or easements granted to the City for public pedestrian mobility are 
avoided. 
8. Rolled curb alternative may be approved in some existing areas or in use with 
vertical curb transition. 
9. Minimum 20-foot unobstructed driving surface is acceptable as long as the number 
of on-street parking stalls can be provided in alternate locations on site based on 
the standard 8-foot parking lane on one side. These parking stalls should be in 
addition to the minimum parking requirements per the project. Please note that 
additional pavement width may be subject to require due to the utilities spacing 
requirements. 
10. Sidewalks shall be installed on the same side of the development with the first 
half-street improvements. 
11. See Transportation Master Plan Chapter 4-3 Pedestrian System Plan. 
 
Table 3. Rustic Street Standards for NE Rose Hill Neighborhood Subarea 
These rustic streets shall be characterized by: narrow street widths designed to 
serve local access needs and to reduce the amount of impervious surface; pedestrian 
walkways; and street edges that incorporate landscaped drainage swales. The 
landscaped drainage swales shall be designed at a minimum to convey stormwater, 
improve stormwater quality and provide a natural-looking and informal landscaped 
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edge that separates walkways from vehicle lanes. The following standards for new and 
improved streets in the NE Rose Hill Subarea implement Redmond's Comprehensive Plan 
policies N-WR-H-11 and H-12, found in the Willows/Rose Hill Neighborhood Plan. 
Local Access Street Improvements: Residential Single-Family 
Street 
Classification 

Private Public Public 

Dwelling 
units/lots 
served by street 

5 – 9 5 – 9 10 or more lots 

Corridor Width 41-46 foot 
ingress/egress 
tract 

46-foot right-
of-way 

53-foot right-of-way (28 
feet pavement width) 
55-foot right-of-way (30 
feet pavement width) for NE 
100th Street, NE 104th 
Street, and 138th Avenue NE 
south of NE 100th Street  

Pavement Width 
(Edge to Edge) 
(4) 

26 feet without 
parking 
31 feet with 
parking 

26 feet without 
parking 
31 feet with 
parking 

28 feet or, 
30 feet for NE 100th Street, 
NE 104th Street and 138th 
Avenue NE south of NE 100th 
Street 

Easement Width 
(5) 

None 10 feet 
adjacent to 
right-of-way 

10 feet adjacent to right-
of-way 

Maximum Grade 
Percentage 

10 10 10 

Type of Pavement 
Edge (included 
as part of total 
pavement width) 

3 feet wide, 
thickened edge or 
flat on each side 
printed asphalt, 
scored concrete, 
or concrete 
shiner 

3 feet wide, 
thickened edge 
or flat on each 
side, scored 
concrete or 
concrete shiner 

3 feet wide, thickened edge 
or flat on each side, scored 
concrete or concrete shiner 

Sidewalk, 
concrete 5-foot-
wide minimum 

One side; 
separated from 
vehicle lanes by 
street edge 
treatment 

One side; 
separated from 
vehicle lanes 
by street edge 
treatment 

Both sides; separated from 
vehicle lanes by street edge 
treatment 

Parking, 8-feet-
wide (1,4) 

One side; 
interspersed with 
landscaping, 
opposite side 
from sidewalk 

One side; 
interspersed 
with 
landscaping, 
opposite from 
sidewalk 

Either side 

Bicycle Lanes None None None 
Street edge 
treatment 
required (3,4) 

Landscape strip 
minimum width 5 
feet both sides 

Landscape strip 
minimum width 5 
feet both sides 

Minimum landscaped drainage 
swale width 10 feet required 
one side. Other side may 
be  landscape strip minimum 
width 5 feet 

Notes:  
1. Parking will be located intermittently between the landscaped areas. Parking may 
be parallel, angled or 90 degree depending on site conditions. The Fire Marshal may 
allow variation in signage type and allow fewer signs (spacing requirements) that 
restrict parking in fire lanes. 
2. Reserved. 
3. Minimum bottom width of swale shall be two feet. Minimum swale depth shall be one 
foot. Slopes steeper than 2H:1V ratio may only be allowed per approval by the Public 
Works Director. See RZC 21.08.180 for additional requirements for swales in the 
Willows/ Rose Hill neighborhood. 
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4. See Standard Details DG-13 through DG-16. 
5. Easements are intended to accommodate utilities and maintenance, to the extent 
that pedestrian mobility including the needs of the physically disabled is 
maintained and that vehicular overhangs from driveways into the right-of-way or 
sidewalk and/or easements granted to the City for public pedestrian mobility are 
avoided.  
6. The Rustic Street specifications are minimums, alternatives that expand the 
design or include intermittent curbing may be approved by the Director of Public 
Works. 

 

 Section 30. Preparation of Final Documents.  The 

Administration is directed to complete preparation of the final 

Redmond Zoning Code, including updates to numbering; correction of 

any typographical errors; minor stylistic or editorial revisions; 

and updates and inclusion of appropriate graphics and 

illustrations, reflecting the Amendments approved in this 

ordinance.   

Section 31. 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 32. 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 21ST day of June, 

2022. 

 

       CITY OF REDMOND 

 
       _____________________________ 
       ANGELA BIRNEY, MAYOR 
 
 

 

ATTEST: 

 

_____________________________________  (SEAL) 
CHERYL XANTHOS, MMC, CITY CLERK 
 
 

APPROVED AS TO FORM: 

 

_____________________________________ 
JAMES HANEY, 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 G:  Overview and Amendments to the Redmond Zoning Code  
 Updated May 24, 2022 

Page 1 of 4 

Redmond Zoning Code ReWrite (Phase 1) for 2020-2021 – reflecting the City Council’s review 
including its May 24, 2022 remandment of amendments to the Town Center (TWNC) zoning 
district for the Planning Commission’s additional discussion -- excepting amendments for format, 
organization, and simplification 
 
PHASE 1 COMPONENTS:  Format & Organization, Residential Use Typology, Nonresidential Use 
Simplification 
 

Goals of Amendments: 
• Preliminary enhancements to the organization and navigation of the code. 

o Key change:  including a new code navigation and wayfinding tool within all zone-based chapters of RZC 
Article I. 

• Expansion and clarity for the variety of residential uses allowed throughout the City's different zoning 
designations. 
o Key change:  including clarity and terminology regarding missing middle housing types within respective 

zone-based chapters of RZC Article 1. 
• Simplification of the nonresidential uses in mixed-use and employment zones, providing for increased 

economic support, flexibility, and innovation. 
o Key change:  simplify, “roll up”, and expand the allowed uses throughout all zone-based chapters of RZC 

Article I, increasing flexibility for business types. 
 
Amendments: 

• 21.04 General Provisions 
• 21.06 Urban Recreation chapter 
• 21.08 Residential chapters  
• 21.10 Downtown chapters – amendments regarding format, organization, and simplification have been 

maintained herein for the Town Center (TWNC) and all other zoning districts 
• 21.12 Overlake chapters 
• 21.12.210 OBAT chapter 
• 21.13 Southeast Redmond chapters 
• 21.14 Commercial chapters 
• For Nonresidential Use Simplification: 

o 21.08.280 Faith and Funerary amendments 
o 21.08.340 Home Business 

 
  

803
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PHASE 1 COMPONENT:  Accessory Dwelling Units 
 

Goals of Amendments: 
• Clarification and improvement of the current code provisions   

o Key change:  clarify and simplify the size calculation for accessory dwelling units and remove owner 
occupancy requirements for long-term rentals for concurrency with state law 

 
Amendments: 

• 21.08.220 Accessory Dwelling Units 
• 21.08.260 Attached Dwelling Units 

 
PHASE 1 COMPONENT:  Strategic Revisions 
 

Goals of Amendments: 
• Clarification, organization, and alignment of current code provisions 

o Key change: clarify code provisions of administrative design flexibility and for temporary uses 
o Key change: include new floor area ratio (FAR) table to clarify the commonalities and differences 

between Overlake zones 
o Key change: update Town Center zoning incentives and increase support for transit-oriented 

development (TOD) and the City’s housing goals – remanded to the Planning Commission 
• Response to community conditions and needs regarding COVID-19 pandemic 

o Key change:  increase clarity regarding existing non-conforming parking in the Downtown 
 
Amendments: 

• 21.58.020 Administrative Design Flexibility (ADF)  
• 21.08 Multiple Portions - Floor Area Ratio (FAR) in Overlake and Marymoor Design Districts 
• 21.46 Temporary Use Permit (TUP) 
• 21.40.010 Parking at Older Structures in the Downtown, Overlake, and Marymoor Design Districts 
• 21.10.050 Town Center Zone (TWNC) Incentives Table – remanded to the Planning Commission 

 
PHASE 1 COMPONENT:  Definition Improvements 
 

Goals of Amendments: 
• Clarity 
• Removing regulations from definitions 

o Key change:  relocate regulatory portions of definitions to the body of the zoning code 
o Key change:  relocate definitions from the body of the zoning code to the RZC 21.78 Definitions chapter 

• Including definitions for acronyms that are used within the code 
• Suggested standards for terminology (for reference only) 

 
Amendments: 

• 21.78 Definitions 
• Users Guide to 21.78 Frequent Acronyms 
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https://www.redmond.gov/DocumentCenter/View/21267/21_08_Multiple-Floor-Area-Ratio-OV-and-MDD-per-PC-recommendation-PDF
https://www.redmond.gov/DocumentCenter/View/20236/21_46-Temporary-Uses
https://www.redmond.gov/DocumentCenter/View/20235/21_40_010-Parking-Citywide-Standards
https://www.redmond.gov/DocumentCenter/View/21272/21_78-Definitions-per-PC-Recommendation-PDF
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PHASE 1 COMPONENT:  Zoning Code Maintenance 
 

Goals of Amendments:  
• Formalize and standardize maintenance of the Redmond Zoning Code as a "living" document 

o Establish predictable maintenance intervals 
o Codify the maintenance approach for increased transparency 
o Plan strategic coordination across plans, policies, standards, and legislation 

• Key change:  this component addresses the regular work program involving the code’s maintenance.  
Amendments to the body of the code are not necessary for implementing changes to the regular 
operational procedures.     

 
Amendments: 

• For Reference Only -- NEW  Redmond Zoning Code Maintenance 
 
PHASE 1 COMPONENT:  Overlake and Marymoor Bridge Amendments 
 

Goals and Key Changes of Amendments: 
• The first amendment realigns the development incentive packages found in RZC 21.12.170 OV Incentive 

Program and RZC 21.13.220 MDD Incentive Program to better meet the growing demands of affordable 
housing, sustainability, and economic vitality.   
o An example change for Marymoor is replacing the incentive for plaza development with an incentive 

based on additional affordable housing.   
o Similarly, an example change for Overlake is replacing the general housing unit incentive with an 

incentive for additional affordable housing. 
• The second portion of this amendment package proposes to amend RZC 21.12.100 OV Building Height that 

regulates Overlake building heights. The amendment regards subterranean parking and shallow 
groundwater and their relationship to the maximum height allowed within Overlake. Portions of the 
Overlake neighborhood experience shallow groundwater tables making subterranean parking less feasible. 
This results in the need for above-ground parking structures that effectively reduce the amount of floor area 
that could otherwise be devoted to non-parking uses.  A structure’s height is directly impacted by the 
placement of required parking within the project site. 

• The last portion of this amendment package rectifies an unintentional conflict of the code regarding building 
modulations over rights-of-way (RZC 21.62.030.E.2.c.iii Overlake Village Zones Supplemental Design 
Standards – Design of Large Buildings) and City’s Standard Specifications for Road, Bridge, and Municipal 
Construction. The proposed amendment would align the code and the street standards by not allowing 
building modulations into the right-of-way. 

 
Amendments: 

• 21.12.170 Overlake Incentives – with refinements to address community comments regarding “equivalent” 
green building certification programs 

• 21.13.220 MDD Incentives – with refinements to address community comments regarding “equivalent” 
green building certification programs 

• 21.12.100 Overlake Height Calculation 
• 21.62.030 Overlake Overhang 
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https://www.redmond.gov/DocumentCenter/View/23824/21_12_170-Overlake-Incentives-per-PC-and-CC-recommendations-PDF
https://www.redmond.gov/DocumentCenter/View/23824/21_12_170-Overlake-Incentives-per-PC-and-CC-recommendations-PDF
https://www.redmond.gov/DocumentCenter/View/23823/21_13_220-MDD-Incentives-per-PC-and-CC-recommendations-PDF
https://www.redmond.gov/DocumentCenter/View/23823/21_13_220-MDD-Incentives-per-PC-and-CC-recommendations-PDF
https://www.redmond.gov/DocumentCenter/View/20229/21_12_100-Overlake-Height-Calculation
https://www.redmond.gov/DocumentCenter/View/20209/21_62_030-Overlake-Overhang
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PHASE 1 COMPONENT:  Minor Amendment package per Annual Code Cleanup (Report) – remanded in 
part to the Planning Commission 
 

Goals of Amendments: 
• Maintain accuracy and clarity of the City’s development regulations regarding issues such as: 

o References to the Redmond Zoning Code and other regulations 
o Scrivener’s errors 
o Terminology for consistency with federal, state, and local laws 

• Key changes: 
o Include new code section for reduced parking near frequent transit to ensure concurrence with state 

law 
o Correct text anomalies and cross-references within the sign code 
o Clarify the cross-reference regarding the Overlake Street Tree List 
o Remove references to the Town Center (TWNC zone) Master Plan that has expired – remanded to the 

Planning Commission 
o Clarify the relevance of the “Alter/Alteration” definition specific to historic preservation code provisions 

 
Amendments: 

• Minor Amendments – reflecting remandment of Town Center (TWNC) amendments 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. AM No. 22-090
Meeting of: City Council Type: Consent Item

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

Parks Loreen Hamilton 425-556-2336

DEPARTMENT STAFF:

Public WorksEric DawsonSenior

Engineer

TITLE:
Redmond Senior and Community Center Award of General Contractor/Construction Manager (GC/CM) Construction

Contract Maximum Allowable Construction Cost (MACC) #1

OVERVIEW STATEMENT:
Staff will be requesting approval for award of construction contract with Absher Construction Company (Absher) of
Puyallup, WA in the amount of $26,936,974 (includes sales tax). MACC #1 includes site/civil, aggregate piers,
foundations and structural concrete, timber structure, mechanical, electrical, plumbing, fire protection, and solar. MACC
#2 (Exterior walls, Interior tenant improvements) will be presented at a later date.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
o Envision Redmond Senior Center Building Stakeholders Report March 2020

o Redmond Community Strategic Plan

o 2017 Community Priorities for the Future of Redmond’s Community Centers Report

o Redmond Comprehensive Plan

o Redmond Parks, Arts, Recreation, Culture, and Conservation (PARCC) Plan

o Redmond Facilities Strategic Management Plan

o 2017-2022 Redmond Capital Investment Program (CIP). Redmond Zoning Code 21.10.070B

· Required:
City Comprehensive Plan: FW-23, CC-12, PR-19, PR-35, PR-36, PR-37, PR-38, UC-19, UC-20, DT-12, and DT-15,
Redmond Zoning Code-RZC 21.10.070, RCW 39.10
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Date: 6/21/2022 File No. AM No. 22-090
Meeting of: City Council Type: Consent Item

· Council Request:
N/A

· Other Key Facts:
The GC/CM construction contract we are using for this project is based on the University of Washington’s
GC/GM contract that has been used successfully on a number of projects and has been reviewed and edited by
the City’s construction attorney.

OUTCOMES:
Approval for the award of MACC #1 which will allow construction to begin.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
See Attachment A - Community and Stakeholder Outreach and Involvement

· Outreach Methods and Results:
See Attachment A - Community and Stakeholder Outreach and Involvement

· Feedback Summary:
See Attachment A - Community and Stakeholder Outreach and Involvement

BUDGET IMPACT:

Total Cost:
$48 million

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

Budget Offer Number:
CIP

Budget Priority:
Infrastructure, Healthy and Sustainable, Vibrant and Connected

Other budget impacts or additional costs: ☒  Yes ☐  No ☐  N/A
If yes, explain:
Market rates, inflation, and an active construction market continue to drive up construction costs

Funding source(s):
2023-2024 CIP:  $17.116 million
State Capital Adopted Budget:  $1.25million
Surplus Park Impact Fees from 2019-2020:  $1.648 million
Surplus REET from 2019-2020:  $2.486 million
General Fund available cash from the 2019-2020 biennium and the 2021 fiscal year, surplus REET and park impact fees
from the 2021 fiscal year: $9.5 million
Councilmanic bonds:  $16 million
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Date: 6/21/2022 File No. AM No. 22-090
Meeting of: City Council Type: Consent Item

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

N/A See Attachment B: Council Review Previous Contacts N/A

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
City staff is striving to minimize schedule risk to meet the promised facility opening date in late 2023.

ANTICIPATED RESULT IF NOT APPROVED:
Delay in the construction start date will have a direct effect on the building opening date

ATTACHMENTS:
Attachment A - Community and Stakeholder Outreach and Involvement
Attachment B - Council Review Previous Contacts
Attachment C - Construction Contract
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Redmond Senior and Community Center Update 

Attachment A – Community/Stakeholder Outreach and Involvement 
 

 Timeline (previous or planned) 
 

01/09/2020  Stakeholder Conference Call 

01/15/2020  Public Meeting ‐ Facilitated by EnviroIssues and Patano 

01/16/2020  Lunch Briefing with Seniors 

01/23/2020  Public Meeting ‐ Facilitated by EnviroIssues and Patano 

02/06/2020  RYPAC Senior Center Discussion 

02/10/2020  Community Centers Open House ‐ Facilitated by Patano 

02/24/2020  Stakeholder Meeting #1 ‐ Facilitated by EnviroIssues 

03/05/2020  Stakeholder Meeting #2 ‐ Facilitated by EnviroIssues 

12/14/2020  Project Update for Stakeholder Group and “Meet and Greet” with Architect 
Team 

01/11/2021  Project Stakeholder Group Meeting #1 

01/25/2021  Project Stakeholder Group Meeting #2 

02/01/2021  Outreach to Local Businesses, Nonprofits, Partners, Organizations, 
Community Members, BIPOC Communities, etc., Leading Up to Public 

Meetings 

02/17/2021  First Online Questionnaire Launches (Closed On 03/10/2021) 

02/24/2021  Virtual Public Meeting #1 (Senior Focused Daytime & General Public 
Evening) 

03/01/2021  Outreach to Local Businesses, Nonprofits, Partners, Organizations, 
Community Members, BIPOC Communities, etc., Leading Up to Public 

Meetings 

03/01/2021  Project Stakeholder Group Meeting #3 

03/22/2021  Project Stakeholder Group Meeting #4 

03/24/2021  Virtual Public Meeting #2 (Senior Focused Daytime & General Public 
Evening) 

03/24/2021  Second Online Questionnaire Launches (Closed on 04/03/2021) 

05/24/2021  Project Stakeholder Group Meeting #5 

06/14/2021  Project Stakeholder Group Meeting #6 

10/11/2021  Project Stakeholder Group Meeting #7 

11/15/2021  Project Stakeholder Group Meeting #8 

01/10/2022  Project Stakeholder Group Meeting #9 

02/28/2022  Project Stakeholder Group Meeting #10 

Monthly Briefings  Parks and Trails Commission 

Monthly Briefings  Arts and Culture Commission 

Monthly Briefings  Senior Advisory Committee 
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Redmond Senior and Community Center Update 

Attachment B – Council Review Previous Contacts 
 

Date  Meeting  Requested Action 

09/17/2019  Business Meeting  Receive Information 

12/03/2019  Business Meeting  Receive Information 

02/11/2020  Study Session  Receive Information 

02/25/2020  Committee of the Whole ‐ Finance, Administration, 
and Communications 

Receive Information 

03/03/2020  Committee of the Whole ‐ Parks and Human Services  Receive Information 

06/02/2020  Committee of the Whole ‐ Parks and Human Services  Receive Information 

06/23/2020  Study Session  Receive Information 

07/07/2020  Committee of the Whole ‐ Parks and Human Services  Receive Information 

07/28/2020  Study Session  Receive Information 

08/04/2020  Committee of the Whole ‐ Parks and Human Services  Receive Information 

08/11/2020  Committee of the Whole ‐ Planning and Public Works  Provide Direction 

09/01/2020  Committee of the Whole ‐ Parks and Human Services  Provide Direction 

09/15/2020  Business Meeting  Approve 

10/22/2020  Special Meeting  Approve 

12/01/2020  Committee of the Whole ‐ Parks and Human Services  Receive Information 

01/05/2021  Committee of the Whole ‐ Parks and Human Services  Approve 

01/19/2021  Business Meeting  Approve 

02/09/2021  Committee of the Whole ‐ Planning and Public Works  Approve 

02/16/2021  Business Meeting  Approve 

03/09/2021  Study Session  Receive Information 

04/06/2021  Committee of the Whole ‐ Parks and Human Services  Receive Information 

04/20/2021  Business Meeting  Approve 

05/04/2021  Committee of the Whole ‐ Parks and Human Services  Receive Information 

06/01/2021  Committee of the Whole ‐ Parks and Human Services  Receive Information 

06/22/2021  Study Session  Receive Information 

07/06/2021  Business Meeting  Receive Information 

07/20/2021  Business Meeting  Approve 

08/24/2021  Committee of the Whole ‐ Finance, Administration, 
and Communications 

Receive Information 

09/07/2021  Committee of the Whole ‐ Parks and Human Services  Receive Information 

09/14/2021  Committee of the Whole ‐ Planning and Public Works  Provide Direction 

09/21/2021   Business Meeting  Approve 

10/05/2021  Committee of the Whole – Parks and Human Services  Receive Information 

10/26/2021  Study Session  Receive Information 

11/01/2021  Business Meeting  Approve 

01/25/2022  Committee of the Whole – Parks and Environmental 
Sustainability 

Receive Information 

02/01/2022   Business Meeting  Receive Information 

02/15/2022  Business Meeting  Approve 
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02/22/2022   Committee of the Whole – Parks and Environmental 
Sustainability 

Receive Information 

03/01/2022  Business Meeting  Approve 

03/08/2022  Study Session  Provide Direction 

03/22/2022  Committee of the Whole – Parks and Environmental 
Sustainability 

Receive Information 

04/05/2022  Business Meeting  Approve 

05/03/2022  Committee of the Whole ‐ Planning and Public Works  Provide Direction 

06/07/2022  Committee of the Whole ‐ Planning and Public Works  Provide Direction 
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GENERAL CONTRACTOR/CONSTRUCTION MANAGER (GC/CM)  

CONSTRUCTION CONTRACT 

THIS CONTRACT is made and entered into by and between the City of Redmond, Washington (City), and 

Absher  Construction  Company  (GC/CM)  hereinafter  referred  to  as  Parties  for  construction  of  the 

Redmond Senior and Community Center (Project).   This Contract shall be effective on the  last date set 

forth on the signature page.  This Contract shall be the agreed basis of performing, and compensating for, 

all work identified herein. 

In Consideration of the mutual covenants and agreements of the Parties herein contained, the GC/CM 

agrees to furnish all material, labor, tools, equipment, apparatus, incidentals, facilities, etc., necessary to 

perform and complete in an acceptable manner all general contractor and all construction management 

services, and the Work defined in the Contract Documents for a total not to exceed Total Contract Cost 

(TCC) of $ 24,465,916.76 as shown  in Exhibit 2 Construction Cost Summary which  includes the Percent 

Fee of the MACC of 4.1%. 

This  Contract  is  entered  into  pursuant  to  the  provisions  of  RCW  39.10.210  and  39.10.340  through 

39.10.410.  Contractor agrees, as required by RCW 39.10.350, if the Work cannot be completed for the 

agreed Maximum Allowable Construction Cost (MACC), excepting increases due to City directed changes, 

or other unforeseen conditions, any and all additional costs shall be the sole responsibility of the GC/CM 

and GC/CM hereby assumes liability for such costs without reimbursement by the City.  

 

ARTICLE 1 DEFINITIONS 

1.1 In addition to the definitions set forth in the General Conditions, the following definitions shall apply 

to this Contract. 

1.1.1 “Architect”: The “Architect” or “A/E” refers to Opsis Architecture, LLP. 

1.1.2 “Construction Work”:  The term Construction Work shall mean all Work performed during 

the construction phase of the Project. 

1.1.3 “Owner’s Representative”: “Owner’s Representative” or “OR” refers to person or entity 

engaged by the City to assist with the management of the Project and refers to D.Becker 

Consulting, LLC. 

1.2 The  following documents are herein  incorporated  into  this Contract and  comprise  the Contract 

Documents. 

1.2.2 General Conditions for the Redmond Senior and Community Center dated 31‐May‐22 

1.2.3 Exhibit 1 – Summary Matrix of Cost Allocation dated 31‐May‐22 

1.2.4 Exhibit 2 – Construction Cost Summary dated 31‐May‐22 

1.2.5 Exhibit 3 – List of Drawings and Specifications dated 31‐May‐22 

1.2.6 Exhibit 4 – Negotiated Support Services dated 31‐May‐22 

1.2.7 Exhibit 5 – Contract Allowances dated 31‐May‐22 

1.2.8 Change Orders issued after award of this Contract 
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ARTICLE 2 THE CONTRACT DOCUMENTS 

2.1  The Contract Documents, as defined  in Article 1, of this Contract, form the complete agreement 

between the Parties, and are as fully a part of the Contract as if attached to this Contract or repeated 

herein.  The  Contract  Documents  represent  the  entire  and  integrated  agreement  between  the 

Parties and  supersede prior negotiations,  representation, or agreements, either written or oral, 

including,  but  not  limited  to,  the  Preconstruction  Services  Contract.    In  the  event  of  any 

inconsistencies between the component parts of the Contract Documents, the order of precedence 

of the documents shall be as stated in Part 1.02 of the General Conditions. 

2.2  In the event of a conflict or inconsistency between Exhibit 1 – Summary Matrix of Cost Allocation 

and this Contract, Division 00 and Division 01, then this Contract, Division 00, and Division 01 shall 

take precedence over Exhibit 1.  

ARTICLE 3 WORK OF THIS CONTRACT 

3.1 The GC/CM will work collaboratively and proactively with the City, the Owner’s Representative and 

Architect to proceed with the planning and development of the Work in a manner which supports the 

City's efforts to keep costs within the City's budget and in a manner that supports the City's overall 

objectives  for  the Project. The GC/CM  shall provide Construction Management  (CM) and General 

Contractor (GC) services throughout the Project.  

3.1.1 Phases. The development of the Project may be comprised of various phases of construction 

and permitting to expedite the Project.  

3.1.2 LEED: The LEED goal for this Project  is (USGBC) LEED‐NC (New Construction) Version 4/4.1 

with a Gold certification.  Projects achieve LEED certification by earning points in the following 

specific categories of environmental performance: a) sustainable sites; b) water efficiency; c) 

energy and atmosphere; d) materials and resources; e) indoor environmental quality; and f) 

innovation and design.  The Contractor shall work collaboratively and proactively throughout 

all Phases of the Project, including construction, to achieve this goal. 

3.1.3 CPARB Reporting: GC/CM shall provide, and require  its subcontractors to provide, the City 

with any project information required to be submitted in accordance with the provisions of 

chapter 39.10.350(1)(i). RCW and the requirements of the Capital Projects Advisory Review 

Board (CPARB). 

3.2 Work During Construction. 

3.2.1  During construction the GC/CM shall provide all services required of a general contractor and 

construction manager to execute  the Work.   Some details of GC/CM’s work are provided 

below but this list shall in no way limit the GC/CM's overall duty to provide GC/CM services. 

3.2.2  Meetings.   

3.2.2.1  The GC/CM shall conduct weekly Construction Progress Meetings to be attended by 

City, Owner’s Representative and Architect to review the status of the work, weekly 

look‐ahead schedules, logs and other information of construction activities to support 

such meetings.  The GC/CM will record and distribute meeting minutes for same.  

3.2.2.2  The GC/CM shall conduct weekly safety meetings, maintain minutes for each meeting, 

and provide to the City when requested. 
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3.2.2.3  The GC/CM shall conduct regular subcontractor meetings, maintain minutes for each 

meeting and provide to the City when requested. 

3.2.2.4  The GC/CM will attend monthly project review meetings with the City and Owner’s 

Representative until Final Completion is achieved, or as otherwise approved by the 

City.   The Project Manager and Project Executive shall attend  the monthly project 

review meetings. The purpose of the meetings is to review project issues and develop 

a plan for resolution of issues. 

3.3.3 Superintendence/Coordination.  

3.3.3.1 The GC/CM shall be responsible for superintendence, providing ongoing coordination 

between  crafts,  job  site  safety,  housekeeping,  quality  control,  settling  disputes 

between Subcontractors. 

3.3.3.2 The GC/CM will review, coordinate, and  forward submittals, substitution requests, 

and Requests for Information (RFIs) to the Owner’s Representative for action.  

3.3.3.3 The GC/CM will provide proposals and negotiate Change Order Requests with  the 

City.  

3.3.3.4 The GC/CM shall coordinate all Change Orders with the Subcontractors.  

3.3.3.5 The City expects  the Contractor to negotiate with Subcontractors but reserves the 
right to reject any Subcontractor proposal. 

3.3.3.6 The GC/CM will respond to all correspondence related to the effort required for any 

procurement  activities  including  that  arising  from  a  Subcontractor's  inability  or 

unwillingness to perform. 

3.3.4 Planning and Layout.  The GC/CM shall be responsible for the planning and layout of the 

Work, and for the coordination of layout work provided by separate trades for their own 

work, to ensure that no conflict exists with the work of other trades. 

3.3.5 Staffing. The GC/CM shall provide sufficient staff of project managers, superintendents, 

field engineers, surveyors, health and safety officers, Contractor Quality representatives, 

testing engineers, scheduling engineers, cost engineers, clerical, commissioning manager, 

and accounting personnel, etc. to ensure that: 

3.3.5.1 Change Order Proposals are submitted to the City within ten (10) business days of the 

receipt of a  change order  request by  the GC/CM. The City expects  the GC/CM  to 

review and negotiate Subcontractor’s proposals before submitting them to the City. 

Only changes negotiated between GC/CM and Subcontractor should be submitted to 

the City. 

3.3.5.2 RFIs are reviewed and forwarded to the Owner's Representative as expeditiously as 
possible to not cause delay to the Project. 

3.3.5.3 Submittals  are  reviewed  for  completeness  and  forwarded  to  the  Owner's 

Representative within ten (10) business days of receipt. 

3.3.5.4 Replies to correspondence from City, and other outside agencies are provided within 

seven (7) calendar days. 

3.3.5.5 For a minimum of sixty (60) calendar days after Substantial Completion or until Final 

Completion  is achieved, whichever  is  later, provide adequate qualified on‐site staff 
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that is authorized to act on behalf of the GC/CM to coordinate and ensure that any 

outstanding work items, Punch Lists, testing and commissioning are completed, at no 

additional cost to the City. 

3.3.5.6 All requirements of the Contract Documents are satisfied. 

3.3.6 Inspections.    Special  inspection  required  by  the  appropriate  building  officials  and 

regulatory agencies will be provided by the City.  The GC/CM shall be responsible to ensure 

that  the City's  inspectors are given notice within 48 hours and are afforded  timely and 

appropriate access to the Work to make their inspections. No work shall be closed‐in until 

satisfactory inspections have been performed. 

3.3.7 Building Permit Change.   The GC/CM  shall perform all work  required  to make Building 

Permit changes and updates.   Building Permit changes and updates,  if approved by  the 

City, shall be incorporated into the appropriate subcontract package(s) and the Contract 

Documents by Change Order. 

3.3.8 Certificate of Occupancy.    The GC/CM  shall obtain  a Certificate of Occupancy  and  the 

required  operating  permits  necessary  for  the  City  to  take  beneficial  occupancy  of  the 

Project or any partially completed portion of the Project when notified in writing by the 

City. 

3.3.9 Substantial  Completion.    Substantial  Completion,  for  purposes  of  Section  6.07  of  the 

General Conditions and Article 5 of this Contract, shall include those activities necessary 

to: a.) obtain a Certificate of Occupancy; and b.)  compliance with  the  requirements of 

Section 01 77 00, “Closeout Procedures.” 

3.4 Work During Commissioning 

3.4.1  The  City  shall  hire  an  independent  Commissioning Authority.    The GC/CM  shall  provide  a  Test 

Engineer and all support activities required by Division 01 of the Specifications. 

ARTICLE 4 RELATIONSHIP OF THE PARTIES 

4.1 General. 

4.1.1  The GC/CM accepts the relationship of trust and confidence established by this Contract 

and  covenants with  the  City  to  cooperate with  the  City, Owner’s  Representative,  and 

Architect through every Phase of the Work and utilize the GC/CM 's best skill, efforts and 

judgment in furthering the interests of the City; to furnish efficient business administration 

and supervision; to make best efforts to furnish at all times an adequate supply of workers 

and materials;  and  to  perform  the Work  in  the  best  way  and most  expeditious  and 

economical manner consistent with the interests of the City.  The GC/CM recognizes that 

the City has a separate agreement with the Architect to design the Project and to provide 

certain construction administration services necessary to ensure that the construction is 

in accordance with the Contract Documents.  The GC/CM further recognizes that in order 

for  the Project  to be completed on  time and within budget,  the GC/CM,  the Architect, 

Owner’s Representative and the City will have to closely cooperate on a regular basis to 

revise  plans,  Drawings,  Specifications,  materials,  methods,  estimates,  schedules,  and 

budgets as necessary to meet the City's financial constraints. 

4.1.2 The City agrees to exercise best efforts to assist the GC/CM to perform the Work  in the 

best way and most expeditious manner by timely furnishing and approving  information 
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required  by  the  GC/CM  and making  payments  to  the  GC/CM  in  accordance with  the 

requirements of the Contract Documents. 

4.2 Partnering. 

4.2.1  The City and GC/CM agree  to utilize  the  "partnering"  concept  for  this Project.   Partnering 

emphasizes a cooperative approach to problem‐solving involving all key parties to the Project:  

City, Owner’s Representative, Architect, GC/CM and principal Subcontractors. 

4.2.2 Two workshops  to define partnering relationships will be scheduled not‐to‐exceed one day 

each or as mutually agreed.  The City, Owner’s Representative, Architect, and the GC/CM will 

participate in one partnering session during preconstruction as soon as practicable. The City, 

Owner’s Representative, Architect, GC/CM, and principal Subcontractors when known, shall 

participate  in  a  second partnering  session. Principal  Subcontractors  can  include:  electrical, 

mechanical,  sheet  rock  installer,  and  others  as  the  GC/CM  and  City  jointly  agree  are 

appropriate.  The purpose of the workshops shall be: 

4.2.2.1 To establish mutual understanding of partnering concepts. 

4.2.2.2 To develop the mission statement and goals for the Project for all parties. 

4.2.2.3 To develop a process so that critical issues can be quickly resolved. 

4.2.3 The City will be responsible for providing the facilities for the workshops, as well as a facilitator 

and any workshop materials.  The GC/CM shall pay one‐third (⅓) of the costs for the facilitator 

and  facilities  not‐to‐exceed  Two  Thousand  Dollars  ($2,000.00).    The  GC/CM  and 

Subcontractors  are  expected  to  provide  key  Project  personnel  for  the  workshop  at  no 

additional cost to the City. 

4.2.4 At the conclusion of each workshop, it is anticipated that a definitive working arrangement for 

partnering will be agreed upon and committed to in writing by the participants.  Parties may 

withdraw  from  the partnering arrangement upon written notice  to  the others.   Should  the 

partnering arrangement be terminated, claims or disputes settled, or changes approved during 

the existence of the partnering arrangement shall not be affected. 

ARTICLE 5 DATE OF COMMENCEMENT, TIME OF COMPLETION, LIQUIDATED DAMAGES 

5.1   Subject  to Funding.    If  the City determines,  in  its sole discretion,  that sufficient  funds are not 

available,  then  the  City  shall  have  the  right  to  immediately  terminate  this  Contract  for  its 

convenience at any time.  In the event it does so, it will compensate the Contractor for the value 

of  the  services  it  has  performed,  if  any.   However,  the GC/CM  shall  not  be  entitled  to  any 

compensation for damages, lost profits, or payment of any other kind. 

5.2   Time is of the Essence.  It is understood that time is of the essence in performing the Work, and 

the GC/CM shall provide the necessary equipment, personnel and services to commence on the 

date this Contract  is executed and be substantially complete within the time periods set forth 

herein. 

5.3   Date of Commencement.   The date of commencement of all work  including  the Construction 

Work  shall be by  a Notice  to  Proceed  letter  to  the GC/CM  specifying  the work  that  is  being 

authorized.  Any work performed prior to issuance of the Contract or Notice to Proceed shall be 

at the GC/CM’s sole risk and expense. 
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5.4   Substantial  Completion.    The  City  anticipates  issuing  a  Notice  to  Proceed  regarding  the 

Construction Work on or about June 25, 2022.   This Notice to Proceed will allow the GC/CM to 

begin  site  mobilization  and  then  begin  construction.    All  Work  delineated  in  the  Contract 

Documents shall be substantially complete within Four Hundred and Eighty (480) calendar days 

of the date specified in the Notice to Proceed to begin Construction Work. 

5.5   Substantial Completion Liquidated Damages.  For failure to achieve Substantial Completion by the 

time specified for Construction Work in section 5.4 herein, GC/CM shall pay City $ 2,500.00 per 

day  in  liquidated  damages  for  each  and  every  calendar  day  from  the  date when  Substantial 

Completion should have been achieved to the date Substantial Completion is achieved.  

ARTICLE 6 TOTAL CONTRACT COST 

6.1   General.  The TCC has been mutually negotiated and agreed to by the Parties.  The GC/CM agrees 

that the Project is adequately defined, that Construction Documents included in Exhibit 3 to this 

Contract provide sufficient information and has determined that the Project is sufficiently clear 

and understandable for the Contractor to agree to the TCC in this Contract.  The TCC is defined in 

Exhibit 2. 

6.1.1 This Contract  is entered  into pursuant  to  the provisions of RCW 39.10.210 and 39.10.340 

through 39.10.410.   GC/CM agrees, as required by RCW 39.10.350,  if  the Work cannot be 

completed for the agreed MACC any additional costs, except as provided below, shall be the 

responsibility  of  the  GC/CM  and  GC/CM  hereby  assumes  liability  for  such  costs without 

reimbursement by the City.  City agrees that cost increases due to City directed changes and 

unforeseen site conditions are the City’s responsibility.  

6.2   Determination.  The TCC was determined through a negotiation of the MACC conducted prior to 

execution  of  the  Work.  The  MACC  negotiations  are  separate  from  and  not  part  of  the 

Preconstruction Services work. The GC/CM will not be reimbursed for MACC negotiations work. 

6.3   Preconstruction  Services.    Prior  to  execution  of  this  Contract,  Preconstruction  Services were 

provided pursuant to the Preconstruction Services Contract.  The money paid by the City to the 

GC/CM under the Preconstruction Services work is not included in the TCC.   

6.4  Total Compensation. Any amount that exceeds the TCC to will be at the GC/CM’s sole cost and 

expense unless there are scope changes authorized by Change Order or Amendment. 

6.5   Maximum Allowable Construction Cost ("MACC"). 

6.5.1 Calculation.  The MACC is the amount, mutually agreed to between the City and GC/CM that 

is  required  to complete all Work as described  in  the Contract Documents. The negotiated 

MACC shall include funds for all costs to construct the Project including the Risk Contingency 

and Negotiated Support Services. The MACC does not include the following: 

6.5.1.1 Preconstruction Services work. 

6.5.1.2 Fixed Amount of Specified General Conditions work. 

6.5.1.3 Percent Fee. 

6.5.1.4   Other changes due to unforeseen site conditions and regulatory changes at 

variance with the Contract Documents. 

6.5.1.5 Washington State Sales Tax. 
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6.5.2 GC/CM  Responsibility:  The  GC/CM  shall  be  responsible  for:  a.)  all  costs  related  to 

Subcontractor claims or charges that result  from mistakes or omissions  in the subcontract 

buyout; b.) coordination errors and coordination omissions related to the Coordinated Shop 

Drawings work of  specification  Section  01  33  00  "Submittal  Procedures;"  c.)  interference 

between Subcontractor and  the GC/CM; d.)  interference between Subcontractors; e.)  the 

GC/CM 's failure to coordinate the Work it self‐performs with Work of other Subcontractors; 

and  f.) all  costs  related  to damage or  loss of  the Work or materials or equipment except 

damage or loss caused by the City. 

6.5.3 Construction Cost Summary:  As part of the MACC negotiations, a complete Construction Cost 

Summary shall be provided by the GC/CM at execution of this Contract and at execution of 

any Contract Change Order that modifies the MACC.  The Construction Cost Summary shall 

be in the format provided in Exhibit 2, herein.  

6.5.4 Contingency Accounts:   

6.5.4.1 Risk Contingency Account 

6.5.4.1.1 A Risk Contingency Account has been established as  identified  in Exhibit 2, 

Construction Cost Summary.  The Risk Contingency Account is included in the 

MACC.   

6.5.4.1.2 The GC/CM may utilize the Risk Contingency Account established herein to 

pay for items for which it is responsible, as defined in paragraph 6.5.2 herein, 

provided Contractor may only utilize the Risk Contingency Account to cover 

costs related to damage or loss to the Work or materials or equipment, when: 

(1) the Risk Contingency Account has not already been expended, (2) the loss 

occurs prior  to  substantial  completion,  (3)  it  cannot be determined which 

subcontractor or GC/CM may have caused the damage or  loss, and (4) the 

City agrees to waive the provisions of Section 5.08 F of the General Conditions 

and authorizes  the use of  the Risk Contingency Account  for  this particular 

purpose.   

6.5.4.1.3 The GC/CM may not use  the Risk Contingency Account  for  items  that are 

defined as Percent Fee  in Section 6.6.1, as Specified General Conditions  in 

Section 6.6.2, or as covered by the Design Contingency in Section 6.5.4.2.   

6.5.4.1.4 The  GC/CM’s  use  of  the  Risk  Contingency  Account must  be  approved  in 

advance by the City. The GC/CM shall provide the City monthly updates on 

the use of the Risk Contingency Account.   Any  funds remaining  in the Risk 

Contingency Account  shall be  returned  to  the City with  the corresponding 

Percent Fee.  No incentives may be paid to the GC/CM from this Account or 

savings from this Account. 

6.5.4.2 Design Contingency Account 

6.5.4.2.1 A  Design  Contingency  has  been  established  as  identified  in  Exhibit  2, 

Construction Cost Summary.  The Design Contingency Account is included in 

the MACC.   

6.5.4.2.2 The design was not 100% complete when this contract is awarded, therefore 

a Design Contingency is established to cover changes to the design that were 

not contemplated or anticipated when the TCC was established.   
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6.5.4.2.3 The GC/CM may not use  the Design Contingency Account  for  items  that  are 

defined  as  Percent  Fee  in  Section  6.6.1,  as  Specified  General  Conditions  in 

Section 6.6.2, or as covered by the Risk Contingency in Section 6.5.4.1.   

6.5.4.2.4 The  GC/CM’s  use  of  the  Design  Contingency  Account must  be  approved  in 

advance by the City. The GC/CM shall provide the City monthly updates on the 

use of  the Design Contingency Account.   Any  funds  remaining  in  the Design 

Contingency  Account  shall  be  returned  to  the  City  with  the  corresponding 

Percent Fee.   No  incentives may be paid  to  the GC/CM  from  this Account or 

savings from this Account. 

6.5.5 Negotiated Support Services (NSS).   The costs for  items  identified as NSS  in Exhibit 1 “Cost 

Allocation Matrix” to this Contract shall be specifically identified and included in the MACC 

and identified as the “Negotiated Support Services” costs to be reimbursed by the City. The 

GC/CM will be compensated for NSS costs as defined in Exhibit 3. The costs for management 

required  to administer  the NSS Work  shall be  included  in  the Fixed Amount  for Specified 

General Conditions.   

6.5.5.1 Building  Information Modeling (BIM):   The Project partners,  including GC/CM, will 

use BIM as a tool for collaboration,  information sharing, estimating, planning and 

coordination. GC/CM’s direct costs  for  its BIM management program,  including a 

BIM  integrator, shall be  reimbursable as a Negotiated Support Service as defined 

herein.  

6.5.5.2 Subcontractor costs for management and participation in BIM shall not be included 

in Negotiated Support Services and shall be included in the subcontract bid packages 

within the Subcontract Plan defined in paragraph 6.5.6 herein.  

6.5.6 Subcontract Plan:   Upon execution of  this Contract,  the GC/CM  shall  submit  to  the City a 

Subcontract Plan developed during MACC negotiations  in a format satisfactory to the City, 

outlining the Subcontract packages and procurement schedule for each package the GC/CM 

intends to prepare to execute the Project.   The Subcontract Plan shall  include a statement 

regarding the work the GC/CM intends (if any) to submit a bid to self‐perform and an affidavit 

stipulating that such work is customarily performed by the GC/CM.   

6.5.7 Amendments to the MACC and TCC: After execution of the Contract, the City and GC/CM may 

negotiate additional scopes of work that will be added to the Contract though an Amendment. 

That Amendment will increase the Scope of Work, MACC and TCC to cover work not included 

in the initial Contract. The MACC and TCC will be determined as defined in Article 6 herein. 

6.6 Percent Fee and Specified General Conditions. 

6.6.1  Percent  Fee.  The  GC/CM  submitted  a  dollar  amount  on  the  Form  of  Proposal  which 

represented  the Percent  Fee  stated as a percentage of  the estimated MACC.   The actual 

Percent  Fee of  the MACC  stated on page one  (1) of  this Contract  is  a  set dollar  amount 

calculated by multiplying the proposed fee percentage by the actual negotiated MACC.  The 

Percent  Fee  amount  shall  be  adjusted  based  on  deductive  or  additive  change  orders  by 

multiplying the proposed fee percentage by the actual amount of the change order.   If the 

MACC  varies more  than  fifteen  percent  (15%)  from  the  estimated MACC  stated  on  the 

Proposal Form due to requested and approved changes in the scope by the City, the Percent 

Fee shall be renegotiated. The Percent Fee shall cover the following: 
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6.6.1.1 All profit of the GC/CM for this Project. 

6.6.1.2 All regional and home office overhead expenses, including labor and materials, 

travel, phone, facsimile, postage, and other incidental office expenses attributed to 

work on this Project that is not specifically identified in the Specified General 

Conditions Work. 

6.6.1.3 All overhead expenses of the GC/CM for participation in and the support of the 

Subcontractor bidding process of the Project. 

6.6.1.4 Other than retail sales tax, the Percent Fee shall cover all taxes owed by the GC/CM 

including City and State B&O tax. 

6.6.1.5 GC/CM’s performance and payment bonds. 

6.6.1.6 GC/CM’s liability insurance coverage. 

6.6.2 Specified General Conditions Work.  This Contract identifies the dollar amount for the “Fixed 

Amount for Specified General Conditions” Work. The Specified General Conditions Work shall 

consist of all requirements of the Contract contained in the General Conditions, the GC/CM 

Contract, and the Division 01 Specifications.  Exhibit 1 “Summary Matrix of Cost Allocation” 

to  this Contract summarizes  the costs associated with Specified General Conditions Work.  

Any cost that is not specifically identified in the “Summary Matrix of Cost Allocation” shall be 

covered by the amount bid for Specified General Conditions, unless otherwise  identified  in 

this Contract.  Specified General Conditions Work must be performed at the expense of the 

GC/CM and may not be made part of a  subcontract bid except when  so  required by  the 

Specifications and approved by the City. 

6.7 Subcontract Buyout Procedure. 

6.7.1 Award to Low Bidder. When subcontract bid packages are awarded, they shall be awarded to the 

eligible  (as defined  in RCW 39.10.400)  responsible bidder  submitting  the  low  responsive bid 

(subject to RCW 39.04.350).  

6.7.2 Updated  Subcontract  Plan  and Other  Requirements.    Before  soliciting  subcontract  bids  the 

GC/CM  shall  submit,  for  review  and  approval  by  the  City:  a)  an  updated  Subcontract  Plan 

outlining the subcontract packages with bid package estimates and a procurement schedule for 

each package; b) an Outreach Plan  for  inclusion of small business entities and disadvantaged 

business  enterprises  describing  the  specific  activities  and  strategies  the  Contractor  will 

undertake;  c)  bidding  advertisements,  forms  and  instructions;  d)  standard  Subcontractor 

agreements; and e) an updated Summary Schedule. 

6.7.2.1 No “Allowances” shall be  included  in Subcontractor bid documents  if not  included  in the 

MACC  negotiations  or  without  prior  approval  of  the  City.  Denial  or  approval  of  any 

allowance  shall not  result  in a  change  in  the MACC.    If  the City agrees an  allowance  is 

appropriate within a Bid Package Estimate the following procedures will be implemented: 

a. Contractor will provide a schedule of Allowances included in the Bid Package Estimate. 

b. Allowances will be tracked by GC/CM on a Time & Materials (T&M) basis and shown on 

the Schedule of Values as a discrete line item for each appropriate Subcontractor. 

c. A deductive Change Order will be  issued at the end of the Project for any remaining 

Allowances. 
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6.7.2.2 The  GC/CM  shall  assist  the  City  to  identify  and  procure  late  bid  packages  that  are 

determined by the City to be beneficial in providing the latest “state of the art” technologies 

or equipment for the Project. 

6.7.3 Bid Documents  Reproduction  Costs.  Reproductions  of  bid  sets  as  required  for  bidding  and 

conformed  documents  to  provide  a  consolidated  Construction  Document  due  to  phased 

permitting and partial Construction Document issuance will be reimbursed by the City. 

6.7.4 Bidding.  The  GC/CM  shall  bid  out  subcontracts  in  accordance  with  its  approved  updated 

Subcontract Plan and in accordance with all requirements stipulated in RCW 39.10.340 through 

39.10.410.  During subcontract buyout, the Contractor may request a change in its Subcontract 

Plan, and the City will not unreasonably withhold approval, provided the sum of all bids received 

plus the remaining bid package estimates in the Subcontract Plan as revised does not exceed 

the estimated total MACC. 

6.7.5 Negotiations.    If  the  low  responsive bid  for a particular bid package  is greater  than  the bid 

package estimate, then the provisions of RCW 39.10.380(6) shall apply.  If the lowest responsive 

bid does not exceed the bid package estimate by One Hundred Twenty‐Five Thousand Dollars 

($125,000) for bid packages below Ten Million Dollars ($10,000,000), or two percent (2%) for 

bid packages with bid package estimates greater than Ten Million Dollars ($10,000,000), then 

the  GC/CM may  negotiate  an  adjustment  to  that  bid  based  upon  agreed  changes  to  the 

subcontract package between the City and GC/CM to bring the bid within the amount of the bid 

package estimate, which, for purposes of this Contract, shall be considered to be the “Available 

Funds.”  All time delays and costs, including A/E costs associated with the negotiations and/or 

changes to the Construction Documents shall be the responsibility of the GC/CM. 

6.7.6 Bonds.  For subcontract bid packages with a bid estimate over $300,000 the GC/CM shall require 

a bid bond in the amount of 5% of the amount bid from Subcontractors who bid.  The GC/CM 

shall  require a performance and payment bond  from all Subcontractors who are awarded a 

contract  over  $300,000,  in  the  amount  of  the  subcontract.    The  GC/CM  may  require  a 

performance and payment bond of any other Subcontractor, provided that such requirement is 

set  forth  in  the  subcontract  bid  documents.  The  GC/CM  acknowledges  that  all  costs  of 

subcontractor bonding are included in the negotiated MACC on page 1 of this Contract. 

6.7.7 Award or Rebid.  If the GC/CM chooses not to negotiate under the provisions of section 6.7.5 

above or if the low conforming bid exceeds the bid package estimate by more than the amount 

permitting negotiations, the GC/CM shall, at the sole discretion of the City, either award the bid 

package to the low responsive responsible bidder or shall rebid the bid package at no additional 

cost to the City. Provided unusual circumstances exist, GC/CM may request and City, at its sole 

option may agree to a change in the scope of the work for the bid package.  The GC/CM may 

then  rebid, but all  time delays,  including construction  schedule  impacts, and costs  to  rebid, 

including reproduction costs and any consultant or Architect costs to the City associated with 

changes to the Construction Documents, shall be the responsibility of the GC/CM and the MACC 

shall not be changed. 

6.7.8 Bid Protest.  Except where the GC/CM is seeking to self‐perform work or the protest is made 

pursuant to RCW 39.10.385, GC/CM shall be responsible for reviewing and responding to bid 

protests and shall adhere to the requirements of RCW 39.10.380 in the event of a bid protest. 

6.7.9 Savings.    If  the GC/CM  is  successful  in  awarding  contracts  for  all  of  its  subcontracts  in  its 

approved  updated  Subcontract  Plan  in  an  amount  less  than  the  negotiated  MACC,  any 
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remaining savings shall be returned to the City along with the Percent Fee percentage multiplied 

by the savings or utilized to fund additive alternates or other Work as directed by the City. 

6.7.10 Subcontractor  Non‐Performance.    If  any  Subcontractor  to  whom  a  bid  package  has  been 

awarded is unable to perform for whatever reason, the GC/CM shall have the option to rebid or 

negotiate for the performance of the work or perform the work itself.  The GC/CM shall bear all 

risk  and/or  be  responsible  for  cost  overruns  occasioned  by  a  Subcontractor's  inability  to 

perform. 

6.7.11 Owner‐Furnished Equipment.   The GC/CM shall perform all work required to subcontract the 

installation  of  city  furnished  contractor  installed  and  city  existing  contractor  installed 

equipment. 

6.8   Contractor Cost Accounting. 

6.8.1  Accounting.  Starting with the award of the first bid package, the GC/CM shall, in accordance 

with directions given and  formats developed by  the City, provide City with monthly reports, 

including but not limited to, showing expenditures on all bid packages, all Contract changes, and 

all NSS costs including forecast‐to‐Final Completion updates.  GC/CM claims shall be accounted 

for separately.  

6.9   Performance and Payment Bond.  Prior to execution of this Contract by the City the GC/CM shall 

provide the City with performance and payment bonds in a form and with a surety acceptable to 

the City for the full amount of the TCC, plus Washington State sales tax. 

ARTICLE 7 SUBCONTRACTING 

7.1   Competitive Bidding Required.   Other  than  the Specified General Conditions and NSS work, all 
Work on the Project shall be competitively bid with public bid openings.  Subcontract work shall 
not be issued for bid until the Contractor has completed the requirements of section 6.7.2 herein.  

7.2   Self‐Performance  by  GC/CM.  The  GC/CM  may  bid  on  subcontract  work  and/or  supply  of 
equipment and materials which it customarily performs or supplies. GC/CM’s interest in the Work 
shall not diminish  its duty  to aggressively seek competition  for bid packages.  In  the event  the 
GC/CM will be bidding on subcontract work, the bid opening will be managed by the City and 
notice of the GC/CM 's intention to bid shall be included in the public solicitation for bids for that 
bid package. In no event may the value of the subcontract work performed by the GC/CM exceed 
thirty percent  (30%) percent of  the MACC. The GC/CM must provide staff  to superintend and 
manage subcontract packages it undertakes that is separate and distinct from the staff involved 
in  the management  of  this  Contract.    In  no  event may  the GC/CM  or  its  subsidiaries  assign 
warranty responsibility or the terms of its contract or purchase order with vendors for equipment 
or material  purchases  to  subcontract  bid  package  bidders  or  subcontractors who  have  been 
awarded a contract.   

7.3   Subcontractor Bid Packages.  The GC/CM may: a.) with approval by the City organize and solicit 
bids for the subcontract work in whatever combinations or packages it chooses; b.) not use any 
Allowances except as provided in section 6.7.2.1 herein; and c.) not use any Alternates without 
approval of the City, unless such Alternates were specified in the MACC.  

7.3.1 GC/CM shall submit: a) a draft and final bid package specific scope of work, and; b) Bid Forms 
for each  subcontract package  for City’s  review prior  to bidding. Changes  to  the  final bid 
package documents shall not occur without City’s approval. 
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7.4   Cost of Subcontracting Process.  As part of the Specified General Conditions Work the GC/CM shall 
be  responsible  for  all  costs  associated  with  the  subcontracting  process  including,  but  not 
necessarily limited to: 

7.4.1 Developing solicitations for subcontract packages, except for solicitations executed under the 
process set forth  in RCW 39.10.385, which shall be compensated under the Agreement for 
Preconstruction Services. 

7.4.2 Subcontract procurement. 

7.4.3 Site tours. 

7.4.4 Responding to questions from bidders. 

7.4.5 Providing bid opening facility. 

7.4.6 Bidding in accordance with the requirements of this Section. 

7.4.7 GC/CM award. 

7.5  Solicitations of Subcontractors.   Solicitations of Subcontractors by the GC/CM shall be made  in 
accordance with the following procedures: 

7.5.1 The Owner’s Representative will be present at each bid opening to observe the procedure.  In 
the  event  the  GC/CM  is  bidding  on  a  subcontract  package,  the  City will  conduct  the  bid 
opening. 

7.5.2 Solicitations for bids will be advertised in advance in the “Public Notice” section of the Seattle 
Daily Journal of Commerce newspaper. 

7.5.3 Bidders may obtain the bid results by telephone from the GC/CM.  All such calls will be referred 
to the GC/CM. 

7.5.4 Responsiveness requirements and bidding procedures will be described in each bid solicitation 
and, along with subcontractor MWBE  joint venture requests, will be reviewed with the City 
prior to each bid opening. 

7.6  Subcontract Agreements.   Subcontract agreements used by  the GC/CM shall be  in compliance 
with all of the applicable provisions of chapter 39.10 RCW. 

ARTICLE 8 MISCELLANEOUS PROVISIONS 

8.1   GC/CM Staffing   

8.1.1  GC/CM  agrees  to provide  all professional personnel necessary  to perform  the  required 
services  including  the  individuals named  in  the Table 1 Key Personnel, below who were 
named in the GC/CM’s proposal submitted in response to the City’s Request for Proposals 
for GC/CM Services for the Project. Except  in the event of the death of the employee or 
their  termination  of  employment  with  the  GC/CM,  these  Key  Personnel  shall  remain 
assigned to the Project and shall be performing the work for the duration of the Project 
unless otherwise agreed to in writing by the City.   

8.1.2 Key Personnel (to be included in executed contract based on individuals identified in selected 
GC/CM’s proposal) 
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Position Title  Name of Individual 

Corporate Executive/Sponsor   Luis Castaneda / Doug Orth 

Project Manager  Keara Flynn 

Project Superintendent  Joe Turner 

Table 1 – Key Personnel 
 

8.1.3  The GC/CM was awarded this Contract due in part to the qualifications of Key Personnel 
included  in  the  GC/CM’s  submittal  of  qualifications  under  the  requirements  of  RCW 
39.10.360. GC/CM’s failure to use such Key Personnel after award of the Contract shall 
constitute  a material breach of Contract  entitling  the City  at  its option  to  any  and  all 
remedies,  including but not  limited  to specific performance, revocation of the Contract 
Award, refusal to authorize Notice to Proceed, suspension of Work for such time period as 
is necessary  for GC/CM comply with the Contract by mobilizing  the specific  individuals, 
and/or termination of the Contract for default, pursuant to Section 19.b. If City elects to 
continue  the Work with GC/CM’s  replacement of  a person  listed  as Key Personnel,  in 
addition  to all other  remedies available  to City,  the GC/CM agrees  to pay a  liquidated 
damage amount as defined  in Table 2. GC/CM acknowledges  these amounts are not a 
penalty  and  they  instead  constitute  a  reasonable  estimate  of  damages  to  the  City 
associated with  the  replacement of  the Key Personnel on which  the City  relied  for  the 
award of this Contract. 

Position Title  Liquidated Damage Amount 

Corporate Executive/Sponsor   $5,000.00 

Project Manager  $7,500.00 

Project Superintendent  $7,500.00 

Table 2 – LD Amount 

8.1.4  The GC/CM will remove from the Project any personnel assigned to the Project if, after the 
matter  has  been  thoroughly  considered  by  the  City,  the  City  considers  such  removal 
necessary and in the best interest of the Project. The City will notify the GC/CM in writing 
and  allow  a  reasonable  period  of  time  for  the  transition  to  substitute  personnel.  The 
substitute personnel must demonstrate their qualifications  indicated  in the Request for 
Proposals  (RFP)  for  their  respective  role(s),  and  experience  as  requires  to  successfully 
perform such duties.   The City shall have the right to determine  in their sole discretion 
whether the substitute personnel are qualified to work on the Project. 

8.2  Insurance.  The GC/CM shall provide the insurance as defined in the General Conditions.  

8.3   Audit.  Owner shall have the right to audit.  Upon request by City, GC/CM shall provide City full 
access to all of GC/CM’s and its Subcontractors’ data, records, accounts or materials relevant to 
the performance of this Contract.  

8.4   Sales Tax.   The actual amount of sales tax to be paid to the GC/CM will be based on the then 
current sales tax percentage applied to actual MACC progress payments,  inclusive of approved 
change orders.  The GC/CM shall not include sales tax as part of the TCC in its pay applications, 
but  the appropriate amount of  sales  tax will be added by  the City  to each progress payment 
collected by the GC/CM from the City, and paid to the State by the GC/CM.  

IN WITNESS WHEREOF, the Parties hereto have executed this Contract by having their authorized 
representatives affix their signatures below. 
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APPROVALS 

IN WITNESS WHEREOF the parties hereto have caused this Agreement to be executed 
effective on the date of last signature below. 

GC/CM    CITY OF REDMOND, WASHINGTON 

Signature     Mayor 

Printed    Date 

Title     

Date     

Federal Tax ID No.     

GC/CM / Contractor’s Registration No.     

Address for Giving Notices 

 

Attested:  

  Address for Giving Notices 

 

Approved to form: 

     

CITY CLERK    CITY ATTORNEY  

Date     Date 
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PART 1 – GENERAL PROVISIONS 

1.01  Definitions   

A. Wherever used  in  the Bidding Requirements or Contract Documents, a  term printed with  initial 

capital letters, including the term’s singular and plural forms, will have the meaning indicated in the 

definitions below. In addition to terms specifically defined, terms with  initial capital  letters  in the 

Contract Documents include references to identified parts, sections and paragraphs, and the titles 

of other documents or forms. 

1. "Amendment”  is an agreed on  change  to  the  scope of  the work as defined  in  the Contract 

Documents and requires City Council Approval. The Amendment can result in an adjustment to 

the Total Contract Cost, if any, and an adjustment in the Contract Time, if any. The City will assign 

a number to each Amendment. 

2. “Architect” or “A/E” means a person or entity lawfully entitled to practice architecture and/or 

engineering  and  the  entity  preparing  the  drawings  and  specifications  that will  be  used  to 

construct the Project. 

3. “City” is the Owner and means the City of Redmond, Washington, its staff and consultants. The 

City  will  provide  the  GC/CM  with  the  names  of  staff  and  consultants  responsible  for 

management of the Contract and Work. 

4. “Change Order” means a written instrument signed by City and GC/CM stating their agreement 

upon all of the following: (1) a change in the Work; (2) the amount of the adjustment in the Total 

Contract Cost, if any, and (3) the extent of the adjustment in the Contract Time, if any. The City 

will assign a number to each Change Order for tracking and payment.  

5. “Change Order Proposal” is a written proposal by the GC/CM to the City responding to the City’s 

Change Proposal Request. The Change Order Proposal will be the basis for negotiating the value 

and/or time required to provide the Work defined in the Change Order Request.  

6. “Change Proposal Request”  is a request by the City to change the Work, Total Contract Cost 

and/or Contract Time.  

7. “City  Council”  is  the  entity  in  the  City  that  will  approve  award  of  the  Contract  and  Final 

Acceptance of the Project.  

8. “Claim” means Contractor’s exclusive  remedy  for  resolving disputes with City  regarding  the 

terms of a Change Order or a request for equitable adjustment, as more fully set forth in Part 8.  

9. “Contract”  is the signed agreement by the City and GC/CM defining the Work, Total Contract 

Cost, and Contract Time. 

10. “Contract Documents” means those  items so designated  in the Contract, and which together 

comprise the Contract. 

11. “Contract Time” is the number of calendar days allotted in the Contract Documents for achieving 

Substantial Completion of the Work. 
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12. “Cost Allocation Matrix” shows how the GC/CM will be compensated for its cost of the work. 

The Cost Allocation Matrix is included in the Contract Documents. 

13. “Contractor”  is  used  with  “GC/CM”  and  “General  Contractor/Construction  Manager” 

interchangeably in this Contract.  It has the same definition as “General Contractor/Construction 

Manager,” below. 

14. “Days” in this contract refers to calendar days. 

15. “Drawings”  are  the  graphic  and  pictorial  portions  of  the  Contract  Documents  showing  the 

design,  location,  and  dimensions  of  the Work,  and may  include  plans,  elevations,  sections, 

details, schedules, and diagrams. 

16. “Exhibit” means a document, referred to in the Contract, which is attached and establishes 

contract requirements. 

17. “Final Acceptance” means  the written acceptance  issued  to GC/CM by City after GC/CM has 

completed the requirements of the Contract Documents. 

18. “Final Completion” means that the Work is fully and finally completed in accordance with the 

Contract Documents. 

19. “General Contractor/Construction Manager” (GC/CM or GCCM) means a firm with which the 

City has selected and negotiated a Maximum Allowable Construction Cost to provide services 

during the design phase and to act as general contractor and construction manager during the 

construction phase  to  complete  the Work.    The  terms  “GC/CM”  and  “Contractor”  are used 

interchangeably in this Contract. 

20. “Maximum  Allowable  Construction  Cost”  (MACC)  is  the  agreed‐upon  cost  of  the  work  to 

construct  the  project.  The  MACC  can  only  be  changed  by  approved  change  orders  or 

amendments.  

21.  “Negotiated Support Services (NSS)” are items GC/CM would normally manage and/or perform 

on a construction project as identified in the Cost Allocation Matrix.  

22. “Notice” means a written communication as defined  in  the Contract and General Conditions 

which is to be delivered to an individual or a member of the firm or entity or to an officer of the 

corporation for which it was intended. Notices must be signed by an authorized representative 

of  the  firm or entity. Notices can be delivered or sent by  registered or certified mail,  to  the 

business  address  included  in  the Contract. A Notice  sent  via email must have  an electronic 

signature by an authorized representative of the firm or entity.  

23. “Notice to Proceed” means a notice  from City  to GC/CM that defines  the date on which the 

Contract Time begins.  

24. “Percent Fee” is the percentage amount on the MACC to be earned by the GC/CM as overhead 

and profit and as further defined in the GC/CM Contract. Items included in the Percent Fee are 

identified in the Cost Allocation Matrix.  
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25. “Person” means a corporation, partnership, business association of any kind, trust, company, or 

individual. 

26. “Prior Occupancy” means City’s use of all or parts of the Project before Substantial Completion. 

27. “Progress Schedule” means a schedule of the Work also known as the Construction Schedule, in 

a form satisfactory to City, as further set forth in section 3.02. 

28. “Project” means the total construction of which the Work performed  in accordance with the 

Contract Documents may be the whole or a part and which may include construction by City or 

by separate contractors. 

29. “Project  Management  Plan”  is  a  Plan  developed  by  the  City  highlighting  processes  and 

procedures as defined in the Contract Documents. The Plan can include forms that can be used 

by the project team.  

30. “Project Record” means the separate set of Drawings and Specifications as set forth in section 

4.02A. 

31. “Punch List” is a list developed at the time of substantial completion that itemizes all remining 

work tasks before the project reaches final acceptance.   

32. “Request for Equitable Adjustment” or “request for equitable adjustment” is a request by the 

GC/CM for an adjustment to the Total Contract Cost or Contract Time as a result of a changed 

condition or direction by the City as more fully set forth in section 7.03.   

33. “Schedule of Values” means a written breakdown allocating the total Contract Sum to categories 

of Work, in such detail as requested by City, as more fully set forth in section 6.02. The Schedule 

of Values will be used to support progress payment requests by the GC/CM to the City.  

34. “Shop Drawings” means documents and other information required to be submitted to the City 

by GC/CM for review by the City and Architect pursuant to the Contract Documents, showing in 

detail the proposed  fabrication and assembly of structural elements and the  installation  (i.e. 

form, fit, and attachment details) of materials and equipment.  Shop Drawings include, but are 

not  limited  to,  drawings,  diagrams,  layouts,  schematics,  descriptive  literature,  illustrations, 

product  data  sheets,  schedules,  performance  and  test  data,  samples,  and  similar materials 

furnished by GC/CM to explain in detail specific portions of the Work required by the Contract 

Documents.   

35. “Specifications”  are  that  portion  of  the  Contract  Documents  consisting  of  the  written 

requirements for materials, equipment, construction systems, standards and workmanship for 

the Work, and performance of related services. 

36. “Specified General  Conditions” while  similar  to  those  items  defined  as Negotiated  Support 

Services the GC/CM would normally manage or perform on a construction project, they were 

included in the GC/CM proposal and are identified in the Cost Allocation Matrix. 
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37. “Subcontract” means a contract entered  into between the GC/CM and Subcontractor for the 

purpose of obtaining supplies, materials, equipment, or services of any kind for or in connection 

with the Work. 

38. “Subcontractor” means any person, other than GC/CM, who agrees to furnish or furnishes any 

supplies, materials, equipment, or services of any kind in connection with the Work. 

39. “Substantial Completion” means that stage in the progress of the Work where City has full and 

unrestricted use and benefit of the facilities for the purpose intended, as more fully set forth in 

section 6.07. 

40. “Supplier” means an entity providing materials or equipment to the Project to be incorporated 

into the work or used to facilitate construction of the project.  

41. “Total  Contract  Cost”  (TCC)  means  the  fixed  amount  for  the  detailed  Specified  General 

Conditions work, the negotiated Maximum Allowable Construction Cost, and the Percent Fee on 

the negotiated Maximum Allowable Construction Cost. 

42. “Unilateral Change Order” means a written instrument signed by City stating the following: (1) 

a change in the Work; (2) the amount of the adjustment in the Total Contract Cost, if any, and 

(3) the extent of the adjustment in the Contract Time, if any. Any Unilateral Change Order issued 

by the City will be referred to a Change Order and the numbering will be consistent with the 

numbering provided to Change Orders.  

43. “Work” means the construction and services required by the Contract Documents, and includes, 

but is not limited to, labor, materials, supplies, equipment, services, permits, and manufacture 

and  fabrication  of  components,  performed,  furnished,  or  provided  in  accordance with  the 

Contract Documents. 

1.02  Order of Precedence 

A. Any conflict or inconsistency in the Contract Documents shall be resolved by giving the documents 

precedence in the following order: 

1. Change Orders to signed GC/CM Contract 

2. Signed GC/CM Contract 

3. GC/CM General Conditions 

4. Division 01 Specifications 

5. Specifications—provisions in Division 02 through 50 

6. Drawings—in  case  of  conflict  within  the  Drawings,  large  scale  drawings  shall  take 

precedence over small scale drawings. 

1.03  Execution and Intent 

A. GC/CM makes the following representations to City: 
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1. The Total Contract Cost is reasonable compensation for the Work and the Contract Time is 

adequate for the performance of the Work, as represented by the Contract Documents; 

2. GC/CM has carefully reviewed  the Contract Documents, visited and examined  the Project 

site, is familiar with the local conditions in which the Work is to be performed, and satisfied 

itself as to the nature,  location, character, quality of the Work, quantity of the Work, the 

labor, materials, equipment, goods, supplies, work, services and other items to be furnished 

and all other requirements of the Contract Documents, as well as the surface and subsurface 

conditions  and  other  matters  that  may  be  encountered  at  the  Project  site  or  affect 

performance of the Work or the cost or difficulty thereof; 

3. GC/CM is financially solvent, able to pay its debts as they mature, and possesses sufficient 

working capital to complete the Work and perform Contractor’s obligations required by the 

Contract Documents; and 

4. GC/CM is able to furnish the plant, tools, materials, supplies, equipment and labor required 

to complete the Work and perform the obligations required by the Contract Documents and 

has sufficient experience and competence to do so. 

PART 2 – INSURANCE AND BONDS 

2.01  Bond Requirements 

A. GC/CM  shall  furnish  a  Performance  Bond  and  Payment  Bond,  each  in  compl i ance  with  

Chapter   39 .08   RCW   and   i n   an  amount  at  least  equal  to  the  TCC,  as  security  for  the 

faithful  performance  and  payment  of  all  of  GC/CM’s  obligations  under  the  Contract.  These 

bonds  shall  remain  in  effect  until  one  year after the date when  final payment becomes due 

or until completion of the  warranty period, whichever  is  later, except  as provided  otherwise 

by Laws or Regulations or the Contract Documents. GC/CM shall also furnish  such other bonds 

as are required by the Contract Documents. 

B. The performance bond and labor and material payment Bond shall be executed and sealed by 

duly  licensed  sureties  registered  with  the Washington  State  Insurance  Commissioner.  The 

sureties’ name(s) shall appear in the current Authorized Insurance Company List in the State of 

Washington published by the Office of the Insurance Commissioner, and the surety shall meet, 

at a minimum, A.M. Best’s Key Rating A‐; VII or higher.   The City may require the sureties to 

appear and qualify themselves on the bond evidence of authority shall show that it is effective 

on the date the agent or attorney‐in‐ fact signed the accompanying bond. 

C. If the surety on a bond furnished by GC/CM  is declared bankrupt or becomes  insolvent,  or its 

right to do business  is terminated  in any state or  jurisdiction where any part of the  Project  is 

located,  or  the  surety  ceases  to meet  the  requirements  above,  then GC/CM  shall promptly 

notify the City and shall, within 20 days after the event giving  rise  to  such notification, provide 

another bond and  surety, both of which  shall comply  with the bond and surety requirements 

above. 

D. GC/CM shall promptly furnish additional security required to protect Owner and persons 

supplying labor or materials required by the Contract Documents if: 
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1. Owner has a reasonable objection to the surety; or 

2. Any surety fails to furnish reports on its financial condition if required by the City. 

2.02  General Insurance Requirements 

A. Prior to commencement of the Work, GC/CM  shall obtain all the  insurance required by the Contract 

Documents and provide evidence satisfactory to City that such insurance has been procured.  Review of 

the GC/CM’s insurance by City shall not relieve or decrease the liability of GC/CM.   

B. The certificate holder shall be: 

City of Redmond, Washington 

PO Box 97010 

Redmond, WA 98073‐9710  

C. The GC/CM  shall procure and maintain  the  insurance described  in all subsections of Part 2 of  these 

General Conditions, from insurers with a current A. M. Best rating of not less than A‐: VII and licensed 

to do business  in the State of Washington.   The Contracting Agency reserves the right to approve or 

reject the insurance provided, based on the insurer’s financial condition. 

D. The GC/CM  shall keep  this  insurance  in  force without  interruption  from  the commencement of  the 

GC/CM’s Work through the term of the Contract and for thirty (30) days after the Final Acceptance date, 

unless otherwise indicated below.   

D.  The GC/CM’s Automobile Liability, Commercial General Liability and Excess or Umbrella Liability 

insurance policies shall be primary and non‐contributory insurance as respects the Contracting 

Agency’s insurance, self‐insurance, or self‐insured pool coverage. Any insurance, self‐insurance, or self‐

insured pool coverage maintained by the City shall be excess of the Contractor’s insurance and shall not 

contribute with it.   

E.  The  GC/CM  shall  provide  the  City  and  all  additional  insureds  with  written  notice  of  any  policy 

cancellation, within two business days of their receipt of such notice. 

F.  The GC/CM shall not begin work under the Contract until the required insurance has been obtained and 

approved by the City. 

G.  Failure on the part of the GC/CM to maintain the insurance as required shall constitute a material breach 

of contract, upon which the City may, after giving five business days’ notice to the GC/CM to correct the 

breach, immediately terminate the Contract or, at its discretion, procure or renew such insurance and 

pay any and all premiums  in  connection  therewith, with any  sums  so expended  to be  repaid  to  the 

Contracting Agency on demand, or at the sole discretion of the City, offset against funds due the GC/CM 

from the City. 

H.  All costs for insurance shall be incidental to and included in the unit or lump sum prices of the Contract 

and no additional payment will be made. 

2.03  Additional Insured  

A. All insurance policies, with the exception of Workers Compensation, and of Builder’s Risk (if required by 

this  Contract)  shall  name  the  following  listed  entities  as  additional  insured(s)  using  the  forms  or 
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endorsements  required  herein.  The  City  of  Redmond  and  its  officers,  elected  officials,  employees, 

consultants  (DBecker Consulting, LLC, Opsis Architecture, LLP), and agents shall be  listed as primary, 

non‐contributory additional insured. 

B. The above‐listed entities shall be additional insured(s) for the full available limits of liability maintained 

by  the GC/CM,  irrespective of whether such  limits maintained by  the GC/CM are greater  than  those 

required by  this Contract,  and  irrespective of whether  the Certificate of  Insurance provided by  the 

GC/CM pursuant to section 2.04 describes limits lower than those maintained by the GC/CM.   

C. For Commercial General  Liability  insurance  coverage,  the  required additional  insured endorsements 

shall be at least as broad as ISO forms CG 20 10 10 01 for ongoing operations and CG 20 37 10 01 for 

completed operations. 

2.04  Subcontractors  

A. The GC/CM shall cause each Subcontractor of every tier to provide insurance coverage that complies 

with all applicable  requirements of  the GC/CM  ‐provided  insurance as  set  forth herein, except  the 

GC/CM shall have sole responsibility for determining the limits of coverage required to be obtained by 

Subcontractors.   

B. The GC/CM shall ensure that all Subcontractors of every tier add all entities  listed  in section 2.02 as 

additional insureds, and provide proof of such on the policies as required by that section as detailed in 

section 2.02 using an endorsement as least as broad as ISO CG 20 10 10 01 for ongoing operations and 

CG 20 37 10 01 for completed operations.  

C. Upon request by the City, the GC/CM shall forward to the City evidence of insurance and copies of the 

additional  insured  endorsements  of  each  Subcontractor  of  every  tier  as  required  in  section  2.04 

Verification of Coverage.  

2.05  Verification of Coverage 

A. The GC/CM shall deliver to the City a Certificate(s) of Insurance and endorsements for each policy of 

insurance meeting the requirements set forth herein when the GC/CM delivers the signed Contract for 

the work.  Failure of City to demand such verification of coverage with these insurance requirements 

or  failure of City  to  identify  a deficiency  from  the  insurance documentation provided  shall not be 

construed as a waiver of GC/CM’s obligation to maintain such insurance.  

B. Verification of coverage shall include: 

1 An ACORD certificate or a form determined by the City to be equivalent. 

2 Copies of all endorsements naming City and all other entities listed in section 2.02 as additional 

insured(s), showing the policy number. The GC/CM may submit a copy of any blanket additional 

insured clause from its policies instead of a separate endorsement.   

3 Any other amendatory endorsements to show the coverage required herein. 

4 A  notation  of  coverage  enhancements  on  the  Certificate  of  Insurance  shall  not  satisfy  these 

requirements – actual endorsements must be submitted. 
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5 The GC/CM shall provide the City with a new certificate confirming renewal and/or changes to the 

policy whenever the policy is changed or renewed or at least once a year, whichever occurs first. 

C. GC/CM shall provide a full and certified copy of the Builder’s risk policy when the GC/CM delivers the 

signed Contract for the work.  Upon request by the City, the GC/CM shall forward to the City a full and 

certified copy of the other required insurance policy(s).   

2.06  Coverages and Limits  

A. The insurance shall provide the minimum coverages and limits set forth below. GC/CM’s maintenance 

of  insurance,  its scope of coverage, and  limits as required herein shall not be construed to  limit the 

liability of the GC/CM to the coverage provided by such insurance, or otherwise limit the City’s recourse 

to any remedy available at law or in equity. 

B. All deductibles and self‐insured retentions must be disclosed and are subject to approval by the City.  

The  cost of any  claim payments  falling within  the deductible or  self‐insured  retention  shall be  the 

responsibility of the GC/CM.  In the event an additional insured incurs a liability subject to any policy’s 

deductibles  or  self‐insured  retention,  said  deductibles  or  self‐insured  retention  shall  be  the 

responsibility of the GC/CM. 

C. Commercial General Liability 

1 Commercial General Liability insurance shall be written on coverage forms at least as broad as ISO 

occurrence form CG 00 01, including but not limited to liability arising from premises, operations, 

stop  gap  liability,  independent  contractors,  products‐completed  operations,  personal  and 

advertising injury, and liability assumed under an insured contract.  There shall be no exclusion for 

liability arising from explosion, collapse or underground property damage. 

2 The Commercial General Liability  insurance shall be endorsed  to provide a per project general 

aggregate limit, using ISO form CG 25 03 05 09 or an equivalent endorsement.  

3 GC/CM  shall  maintain  Commercial  General  Liability  Insurance  arising  out  of  the  GC/CM’s 

completed operations for at least three years following Substantial Completion of the Work. 

4 Such policy must provide the following minimum limits: 

$1,000,000  Each Occurrence 

$2,000,000  General Aggregate 

$2,000,000  Products & Completed Operations Aggregate 

$1,000,000  Personal & Advertising Injury each offence 

$1,000,000  Stop Gap / Employers’ Liability each accident 

D. Automobile Liability 

1 Automobile  Liability  shall  cover  owned,  non‐owned,  hired,  and  leased  vehicles;  and  shall  be 

written on a  coverage  form at  least as broad as  ISO  form CA 00 01.    If  the work  involves  the 

transport  of  pollutants,  the  automobile  liability  policy  shall  include  MCS  90  and  CA  99  48 

endorsements. 

2 Such policy must provide the minimum limit of $1,000,000 Combined single limit each accident. 
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E. Workers’ Compensation: The GC/CM shall comply with Workers’ Compensation coverage as required 

by the Industrial Insurance laws of the State of Washington. 

F. Excess or Umbrella Liability 

1 The  GC/CM  shall  provide  Excess  or  Umbrella  Liability  insurance with  limits  of  not  less  than 

$5,000,000 each occurrence and annual aggregate.  This excess or umbrella liability coverage shall 

be excess over and as least as broad in coverage as the GC/CM’s Commercial General and Auto 

Liability insurance 

2 All entities listed under section 2.03 shall be named as additional insureds on the GC/CM’s Excess 

or Umbrella Liability insurance policy. 

3 This requirement may be satisfied instead through the GC/CM’s primary Commercial General and 

Automobile  Liability  coverages, or any  combination  thereof  that achieves  the overall  required 

limits of insurance.  

G. Marine Pollution 

1. The GC/CM shall procure and maintain Pollution Liability (OPA, CERCLA) insurance to satisfy U.S. 

Coast  Guard  requirements  as  respects  the  Federal  Oil  Pollution  Act  of  1990  and  the 

Comprehensive Environmental Response, Compensation and Liability Act of 1980 as amended. 

2. Such  policy  must  provide  the  minimum  limits,  or  statutory  limits  of  liability  as  applicable, 

whichever is higher: $1,000,000 per Occurrence. 

H. Builder’s Risk 

1. GC/CM shall purchase and maintain Builder’s Risk  insurance covering  interests of  the City,  the 

GC/CM, and Subcontractors of every  tier, as Named  Insureds,  in  the Work.   The Builder’s Risk 

insurance shall include coverage for temporary buildings, debris removal, and damage to materials 

in  transit or stored off‐site.   Such  insurance shall cover resulting “soft costs”  including but not 

limited to design costs, licensing fees, Architect’s and Engineer’s fees, and costs due to delay in 

completion.   

2. Builder’s Risk insurance shall be written in the amount of the completed value of the project, with 

no coinsurance provisions. Such policy must provide coverage  in the amount of the completed 

value of the project and deductibles that comply with the following: 

Deductibles not to exceed: 

Flood:  2% of the Value at Time of Loss, subject to a $250,000 Minimum  

Earthquake:  5% of the Value at Time of Loss, subject to a $250,000 Minimum 

Earth Movement:  5% of the Value at Time of Loss, subject to a $250,000 Minimum 

All Other Perils:  $50,000  

Soft Costs:  $50,000, with no more than 7‐day waiting period 

3. The Builders Risk insurance covering the work shall have maximum deductibles as listed above for 

each occurrence.  The deductible(s) shall be the responsibility of the GC/CM.  

4. The GC/CM shall provide the City with a full and certified copy of the insurance policy when the 

GC/CM delivers the signed Contract for the work.  Failure of City to demand such verification of 

coverage with these  insurance requirements or failure of City to  identify a deficiency from the 
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insurance documentation provided shall not be construed as a waiver of GC/CM’s obligation to 

maintain such insurance. 

5. The Builders Risk insurance shall be maintained until final acceptance of the Work by the City.  

6. The GC/CM and the City waive all rights against each other and any of their Subcontractors of 

every tier, agents, and employees, officers, and officials, for damages caused by fire or other perils 

to the extent covered by Builder’s Risk  insurance or other property  insurance applicable to the 

work.  The policies shall provide such waivers by endorsement. 

7. Any  insured  loss under  the builder’s  risk and other policies of property  insurance  required by 

section 6.04 will be adjusted and settled with the named insured that purchased the policy. Such 

named insured shall give notice to such other insureds that adjustment and settlement of a claim 

is in progress. Any other insured may state its position regarding a claim for insured loss in writing 

within 15 days after notice of such claim. 

8. Proceeds for such  insured  losses may be made payable by the  insurer either  jointly to multiple 

insureds,  or  to  the  named  insured  that  purchased  the  policy  in  its  own  right,  subject  to  the 

requirements of any applicable mortgage clause. A named insured receiving insurance proceeds 

under the builder’s risk and other policies of  insurance required by section 6.04 shall maintain 

such proceeds  in a segregated account, and distribute such proceeds  in accordance with such 

agreement  as  the  parties  in  interest may  reach,  or  as  otherwise  required  under  the  dispute 

resolution provisions of this Contract or applicable Laws and Regulations. 

9. If no other special agreement is reached, GC/CM shall repair or replace the damaged Work, using 

allocated insurance proceeds. 

I. Pollution Liability 

1. The GC/CM shall provide a Contractors Pollution Liability policy, providing coverage  for claims 

involving bodily injury, property damage (including loss of use of tangible property that has not 

been physically  injured),  cleanup  costs,  remediation, disposal or other handling of pollutants, 

including costs and expenses incurred in the investigation, defense, or settlement of claims, arising 

out of any one or more of the following: 

a. GC/CM’s operations related to this project. 

b. Remediation,  abatement,  repair,  maintenance  or  other  work  with  lead‐based  paint  or 

materials containing asbestos. 

c. Transportation of hazardous materials away from any site related to this project.  

2. All entities listed under section 2.03 shall be named by endorsement as additional insureds on the 

Contractors Pollution Liability insurance policy. 

3. Such Pollution Liability policy shall provide the following minimum  limits: $5,000,000 each  loss 

and annual aggregate. 
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PART 3 – TIME AND SCHEDULE 

3.01  Progress and Completion 

A. GC/CM shall diligently prosecute the Work, with adequate forces, achieve Substantial Completion 

within the Contract Time, and achieve Final Completion within a sixty (60) days thereafter. 

3.02  Construction Schedule 

A. The GC/CM will  develop  the  construction  schedule  in  conjunction with  the MACC  and  Total 

Contract Cost. This  construction  schedule will become  the Baseline Progress Schedule  for  the 

project and used as  the basis  for schedule updates and revisions after Notice  to Proceed with 

construction. 

B. The Construction Schedule shall show  the sequence  in which GC/CM proposes  to perform  the 

Work,  and  the  dates  on which GC/CM  plans  to  start  and  finish major  portions  of  the Work, 

including dates for shop drawings and other key submittals, their review and approval, and re‐

review if necessary, fabrication periods, and for acquiring materials and equipment.   

C. The Progress Schedule shall be in the form of a critical path method schedule (CPM), as specified 

by City. 

D. Review and acceptance of the Construction Schedule by the City does not constitute an approval 

or acceptance of GC/CM’s construction means, methods, or sequencing, or its ability to complete 

the Work within the Contract Time.  Review and acceptance of the Progress Schedule by the City 

does not constitute a waiver of any of  the GC/CM’s  responsibilities as defined  in  the Contract 

Documents  that  are  not  included  in  the  schedule.  The  GC/CM  shall  revise  and  resubmit  its 

schedule,  as  necessary,  to  include missing  activities  and/or  revisions  to  the GC/CM’s means, 

methods, or sequencing.  Acceptance of the Construction Schedule by the City  is a prerequisite 

for the first construction Progress Payment under the MACC. 

E. The GC/CM shall submit an updated Construction Schedule with its Progress Payment Application. 

Recognizing the Construction Schedule will be used to evaluate the Progress Payment Application, 

the City may require additional time to review the Progress Payment Application and/or withhold 

a portion of progress payments until an updated Construction Schedule has been submitted which 

meets the requirements of this section. 

F. On a monthly basis, or as otherwise directed by  the City, GC/CM  shall  submit a Construction 

Schedule to the City indicating actual progress. If, in the opinion of the City, GC/CM’s activities on 

as observed on the Project are not consistent with the Construction Schedule, GC/CM shall take 

such  steps  as  are  necessary  to  bring  the  actual  completion  dates  of  its work  activities  into 

conformance with  the  Progress  Schedule,  and  if  directed  by  the  City, GC/CM  shall  submit  a 

corrective action plan and revise the Progress Schedule to reconcile with the actual progress of 

the Work. 

G. GC/CM shall promptly notify the City in writing of any actual or anticipated event which is delaying 

or could delay achievement of any milestone or performance of any critical path activity of the 

Work. GC/CM shall indicate the expected duration of the delay, the anticipated effect of the delay 

on  the  Construction  Schedule,  and  the  action  being  or  to  be  taken  to  correct  the  problem.  
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Provision of such notice does not relieve GC/CM of its obligation to complete the Work within the 

Contract Time. 

3.03  City’s Right to Suspend the Work for Convenience 

A. The City may, at its sole discretion, order GC/CM, in writing, to suspend all or any part of the Work 

for up to 90 days, or for such longer period as mutually agreed. 

B. Upon receipt of a written notice suspending the Work, GC/CM shall  immediately comply with  its 

terms and  take all  reasonable  steps  to minimize  the  incurrence of  cost of performance directly 

attributable  to  such  suspension.   Within a period up  to 90 days after  the notice  is delivered  to 

Contractor, or within any extension of that period to which the parties shall have agreed, City shall 

either:  

1. Cancel the written notice suspending the Work; or 

2. Terminate Work covered by the notice as provided in the termination provisions of Part 9. 

C. If a written notice suspending the Work  is cancelled or the period of the notice or any extension 

thereof expires, GC/CM shall resume Work. 

D. GC/CM shall be entitled  to an equitable adjustment  in  the Contract Time, or MACC, or both,  for 

increases  in  the  time or  cost of performance directly  attributable  to  such  suspension, provided 

GC/CM complies with all requirements set forth in section 7.03. 

3.04  City’s Right to Stop the Work for Cause 

A. If GC/CM fails or refuses to perform its obligations in accordance with the Contract Documents, the 

City may order GC/CM, in writing, to stop Work, or any portion thereof, until satisfactory corrective 

action has been taken. 

B. While the GC/CM is fully responsible for safety of the public and its crews on the project, the City 

can order the GC/CM to stop working for any observed safety violation. The GC/CM will remedy the 

safety violation before work can resume. 

C. Failure  by  the  GC/CM  to  take  corrective  action  can  result  in  termination  of  the  Contract  in 

accordance with Part 9. 

3.05  Delay 

A. Any delay in or failure of performance by the City or GC/CM, other than the payment of money, shall 

not  constitute  a  default  hereunder  if  and  to  the  extent  the  cause  for  such  delay  or  failure  of 

performance was unforeseeable and beyond the control of the party (“Force Majeure”).   Acts of 

Force Majeure include, but are not limited to: 

1. Acts of God; 

2. Acts of by a public enemy; 

3. Acts of omissions of any government entity; 

4. Fire or other casualty for which GC/CM is not responsible; 

5. Quarantine, epidemic or pandemic; 
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6. Unusually severe weather conditions which could not have been reasonably anticipated; and 

7. Unusual delay in receipt of supplies or products which were ordered and expedited and for 

which no substitute reasonably acceptable to City was available. 

B. GC/CM shall be entitled to an equitable adjustment in the Contract Time for changes in the time of 

performance  directly  attributable  to  an  act  of  Force Majeure,  provided  it makes  a  request  for 

equitable adjustment according to section 7.03.  GC/CM shall not be entitled to an adjustment in 

the MACC or TCC resulting from an act of Force Majeure. 

C. GC/CM shall be entitled to an equitable adjustment  in Contract Time, and may be entitled to an 

equitable adjustment in TCC, if the cost or time of GC/CM’s performance is changed due to the fault 

or negligence of City, provided the GC/CM makes a request according to sections 7.03. 

D. GC/CM shall not be entitled to an adjustment in Contract Time or in the MACC or TCC for any delay 

or failure of performance to the extent such delay or failure was caused by GC/CM or anyone for 

whose acts GC/CM is responsible. 

E. To the extent any delay or failure of performance was concurrently caused by the City and GC/CM, 

GC/CM shall be entitled to an adjustment in the Contract Time for that portion of the delay or failure 

of performance that was concurrently caused, provided it makes a request for equitable adjustment 

according to section 7.03, but shall not be entitled to an adjustment in the MACC or TCC. 

F. GC/CM shall make all reasonable efforts to prevent and mitigate the effects of any delay, whether 

occasioned by an act of Force Majeure or otherwise. 

3.06  Notice to City of Labor Disputes 

A. If GC/CM has knowledge that any actual or potential labor dispute is delaying or threatens to delay 

timely performance  in accordance with  the Contract Documents, GC/CM  shall  immediately give 

notice, including all relevant information, to the City. 

B. GC/CM  agrees  to  insert  a  provision  in  its  Subcontracts  and  to  require  insertion  in  all  sub‐

subcontracts, that in the event timely performance of any such contract is delayed or threatened by 

delay  by  any  actual  or  potential  labor  dispute,  the  Subcontractor  or  Sub‐subcontractor  shall 

immediately notify the next higher tier Subcontractor or GC/CM, as the case may be, of all relevant 

information concerning the dispute. 

C. GC/CM may be entitled to an adjustment in only the Contract Time for any delay resulting from an 

area wide labor dispute.  GC/CM will not be entitled to an adjustment to the Contract Time for any 

delay resulting from a Project specific labor dispute.  

3.07  Damages for Failure to Achieve Timely Completion 

A. Liquidated Damages 

1. Timely performance and completion of the Work is essential to the City and time limits stated 

in the Contract Documents are of the essence. City will incur serious and substantial damages 

if Substantial Completion of the Work does not occur within the Contract Time.  However, it 
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would  be  difficult  if  not  impossible  to  determine  the  exact  amount  of  such  damages.  

Consequently, provisions for liquidated damages are included in the Contract Documents. 

2. The liquidated damage amounts set forth in the Contract Documents will be assessed not as 

a penalty, but as liquidated damages for breach of the Contract Documents.  This amount is 

fixed and agreed upon by and between the GC/CM and City because of the impracticability 

and extreme difficulty of fixing and ascertaining the actual damages the City would  in such 

event sustain.  This amount shall be construed as the actual amount of damages sustained by 

the  City  and may  be  retained  by  the  City  and  deducted  from  periodic  payments  to  the 

Contractor. 

3. If the GC/CM does not complete the Work within the Contract Time, City may assess liquidated 

damages,  however,  it may  not  necessarily  collect  or  deduct  liquidated  damages  from  a 

progress payment. City does not waive its right to collect or deduct liquidated damages from 

future progress payments.  

4. Assessment of  liquidated damages shall not release GC/CM from any further obligations or 

liabilities pursuant to the Contract Documents. 

B. Actual Damages 

1. Actual  damages will  be  assessed  for  failure  to  achieve  Final  Completion within  the  time 

provided after Substantial Completion. Actual damages will be calculated on the basis of direct 

architectural, administrative, and other related costs attributable to the Project from the date 

when Final Completion should have been achieved, based on the date Substantial Completion 

is actually achieved,  to  the date Final Completion  is actually achieved. The City may offset 

these costs against any payment due GC/CM. Failure to deduct these costs from payment due 

GC/CM, does not waive City’s rights to offset future payments due GC/CM.  

PART 4 – SPECIFICATIONS, DRAWINGS, AND OTHER DOCUMENTS 

4.01  Discrepancies and Contract Document Review 

A. The intent of the Specifications and Drawings is to describe a complete Project to be constructed in 

accordance with  the Contract Documents.   GC/CM  shall  furnish all  labor, materials, equipment, 

tools, transportation, permits, and supplies, and perform the Work required in accordance with the 

Drawings Specifications, and other provisions of the Contract Documents. 

B. The  Contract  Documents  are  complementary.  What  is  required  by  one  part  of  the  Contract 

Documents shall be binding as if required by all.  Anything mentioned in the Specifications and not 

shown on the Drawings, or shown on the Drawings and not mentioned in the Specifications, shall be 

of like effect as if shown or mentioned in both. 

C. GC/CM  shall  carefully  study  and  compare  the  Contract  Documents  with  each  other  and  with 

information furnished by the City.  If, during the performance of the Work, GC/CM finds a conflict, 

error, inconsistency, or omission in the Contract Documents, it shall promptly and before proceeding 

with the Work affected thereby, report such conflict, error, inconsistency, or omission to the City in 

writing. 
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D. GC/CM shall do no Work without applicable Drawings, Specifications, or written modifications, or 

Shop Drawings where required, unless instructed to do so in writing by the City.  If GC/CM performs 

any construction activity, and it knows or reasonably should have known that any of the Contract 

Documents contain a conflict, error, inconsistency, or omission, GC/CM shall be responsible for the 

performance and shall bear the cost for its correction. 

E. GC/CM shall provide any work or materials the provision of which is clearly implied and is within the 

scope of the Contract Documents even if the Contract Documents do not mention them specifically. 

F. Questions regarding interpretation of the requirements of the Contract Documents shall be referred 

to the City through a Request for Information (RFI). 

4.02  Project Record 

A. GC/CM  shall  legibly mark  in  ink on  a  separate  set of  the Drawings  and  Specifications  all  actual 

construction,  including  depths  of  foundations,  horizontal  and  vertical  locations  of  internal  and 

underground utilities and appurtenances  referenced  to permanent visible and accessible surface 

improvements, field changes of dimensions and details, actual suppliers, manufacturers and trade 

names, models of installed equipment, and Change Order proposals.  This separate set of Drawings 

and Specifications shall be the “Project Record”. 

B. The Project Record shall be maintained on the project site throughout the construction and shall be 

clearly labeled “PROJECT RECORD”.  The Project Record shall be updated at least weekly noting all 

changes and shall be available to the City and Architect reviews at all times. 

C. The City will confirm the Project Record set is updated before approval of Progress Payments. If the 

City fails to confirm the Project Record set is updated in any given period, this failure is not a waiver 

from future actions.   

D. GC/CM shall submit the completed and finalized Project Record to the City prior to Final Acceptance. 

4.03  Shop Drawing Submittals 

A. Shop Drawing Submittals are not Contract Documents.  

B. The GC/CM will provide the City with a Submittal Schedule showing all submittals required to be 

submitted for review by the City and Architect within 14 days after receipt of Notice to Proceed. 

Unless stated elsewhere in the Contract Documents, GC/CM’s submittal schedule and Construction 

Schedule  shall  allow  for  at  least 14 days  for City  and Architect  review of  submittals.  For  larger 

submittals, the City and Architect will notify the GC/CM that review times will take more than 14 

days and  the GC/CM will grant a  reasonable extended  time  for  review of  those  submittals. The 

GC/CM will provide an updated Submittal Schedule monthly until the GC/CM has submitted at least 

75% of the submittals required for the project.  

C. The GC/CM submittals shall include the name of the manufacturer or fabricator, the model number, 

and other information concerning the performance, capacity, nature, and rating of the item(s).   

D. GC/CM shall submit all samples at its own expense when directed by the City.   
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E. GC/CM  shall  coordinate  all  Shop  Drawings,  and  review  them  for  accuracy,  completeness,  and 

compliance with the Contract Documents and shall indicate its approval thereon as evidence of such 

coordination and review.   

1. Where  required  by  law,  Shop Drawings  shall  be  stamped  by  an  appropriate  professional 

licensed by the State of Washington. GC/CM shall review, approve, and submit Shop Drawings 

with reasonable promptness and in such sequence as to cause no delay in the Work or in the 

activities of the City or separate contractors.   

2. Shop Drawings submitted to the City and Architect without evidence of GC/CM’s review and 

approval shall be returned for resubmission.   

3. GC/CM shall perform no portion of the Work requiring submittal and review of Shop Drawings 

until  the  respective  submittal has been  reviewed and  the City and/or Architect has  taken 

appropriate action. Work by GC/CM shall be in accordance with reviewed Shop Drawings.   

4. Submittals made  by  GC/CM which  are  not  required  by  the  Contract  Documents may  be 

returned without action. 

F. The City and Architect will review or take other appropriate action on the Shop Drawings. Review of 

Shop Drawings,  by  City  or Architect  shall  not  relieve GC/CM  of  responsibility  for  any  errors  or 

omissions in such Shop Drawings, nor from responsibility for compliance with the requirements of 

the Contract Documents.  Unless specified in the Contract Documents, review by City or Architect 

shall not constitute an approval of the safety precautions employed by GC/CM during construction 

or constitute an approval of GC/CM’s means or methods of construction.  If GC/CM fails to submit 

Shop  Drawings  or  other  submittal  data  and  receive  appropriate  action  or  comment  before 

installation, and the item or work is subsequently rejected, GC/CM shall be responsible for all costs 

of correction. 

G. If Shop Drawings show variations from the requirements of the Contract Documents, GC/CM shall 

describe such variations in writing, separate from the Shop Drawings, at the time it submits the Shop 

Drawings containing such variations.  

1. If the City and/or Architect agrees to any such variation, an appropriate Change Order will be 

issued. If the variation is minor and does not involve an adjustment in the MACC or Contract 

Time; a Change Order need not be issued; however, the modification shall be recorded upon 

the Project Record. 

2. The  City  may  choose  to  charge  the  GC/CM  for  the  cost  to  review  variations  from  the 

requirements of the Contract Documents. Those costs may be used as offsets from a Progress 

Payment Application. 

4.04  Organization of Specifications 

A. Specifications are prepared in sections which conform generally with trade practices.  These sections 

are for the City, Architect and GC/CM convenience and shall not control GC/CM in dividing the Work 

among the Subcontractors or in establishing the extent of the Work to be performed by any trade. 
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4.05  Ownership and Use of Drawings, Specifications, and Other Documents 

A. The  Drawings,  Specifications,  and  other  documents  prepared  by  Architect  are  instruments  of 

Architect’s service through which the Work to be executed by GC/CM is described.  Neither GC/CM 

nor any Subcontractor shall own or claim a copyright  in  the Drawings, Specifications, and other 

documents prepared by Architect, and Architect shall be deemed the author of them and will, along 

with any rights of the City, retain all common law, statutory, and other reserved rights, in addition 

to the copyright.   

B. The Drawings, Specifications, and other documents prepared by the Architect, and copies thereof 

furnished  to GC/CM, are  for use solely with respect  to  this Project.   They are not  to be used by 

GC/CM or any Subcontractor on other projects or for additions to this Project outside the scope of 

the Work without the specific written consent of the City and Architect. GC/CM and Subcontractors 

are  granted  a  limited  license  to  use  and  reproduce  applicable  portions  of  the  Drawings, 

Specifications,  and  other  documents  prepared  by  Architect  appropriate  to  and  for  use  in  the 

execution of their Work. 

C. GC/CM and all Subcontractors grant a non‐exclusive license to the City, without additional cost or 

royalty, to use for its own purposes (including reproduction) all Shop Drawings, together with the 

information and diagrams contained therein, prepared by GC/CM or any Subcontractor.  In providing 

Shop Drawings, GC/CM and all Subcontractors warrant that they have authority to grant to the City 

a  license  to use  the Shop Drawings hereunder, or  to  secure  for  the City, at GC/CM’s own  cost, 

licenses in conformity with this section. 

PART 5 – PERFORMANCE 

5.01  Contractor Control and Supervision 

A. GC/CM shall supervise and direct the Work, using its best skill and attention, and shall perform the 

Work in a skillful manner. GC/CM shall be solely responsible for and have control over construction 

means, methods, techniques, safety, quality, sequences, and procedures and  for coordinating all 

portions of  the Work, unless  the Contract Documents give other specific  instructions concerning 

these matters.  GC/CM shall disclose its means and methods of construction when requested by the 

City. 

B. Performance  of  the Work  shall  be  directly  supervised  by  a  competent  Superintendent who  is 

satisfactory to the City and has authority to act for GC/CM.   

1. The Superintendent or approved representative from the GC/CM will be on site at all times 

when any construction activity is underway. 

2. After  the  City  approves  the  Superintendent  by  the  City,  unless  employment  of  the 

Superintendent  is  terminated,  the  Superintendent  shall not be  changed without  the prior 

written consent of the City. 

3. The Superintendent will have full authority to represent and act for the Contractor. 

C. The GC/CM shall submit an Emergency Contact List to the City no later than 5 calendar days after 

the date  the Contract  is executed. The  list  shall  include, at a minimum,  the Contractor’s Project 
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Manager,  or  equivalent,  the  Contractor’s  Project  Superintendent,  the  GC/CM’s  Safety 

Representative,  and other  key personnel. The  list  shall  identify  a  representative with delegated 

authority  to  act  as  the  emergency  contact  on  behalf  of  the  GC/CM  and  include  one  or more 

alternates. The emergency contact shall be available upon the City’s request at other than normal 

working  hours.  The  Emergency  Contact  List  shall  include  24‐hour  telephone  numbers  for  all 

individuals identified as emergency contacts or alternates. 

D. GC/CM shall be responsible to the City for acts and omissions of GC/CM, Subcontractors, and their 

employees and agents. 

E. GC/CM shall enforce strict discipline and good order among GC/CM’s employees and other persons 

performing the Work.  GC/CM shall not permit employment of persons not skilled in tasks assigned 

to them.   GC/CM’s employees shall at all times conduct business  in a manner which assures fair, 

equal, and nondiscriminatory  treatment of all persons. The City may, by written notice,  request 

GC/CM  to  remove  from  the  Work  or  Project  site  any  employee  the  City  reasonably  deems 

incompetent, careless, disruptive, or otherwise objectionable. 

F. GC/CM  shall  keep  on  the  Project  site  a  copy  of  the  Project  Records,  Drawings,  Specifications, 

addenda, reviewed Shop Drawings, and permits and permit drawings. 

G. Work Hours:   

1. Except in the case of emergency or unless otherwise approved by the City, the normal working 

hours for the Contract shall be any consecutive 8‐hour period between 7:00 a.m. and 6:00 p.m. 

Monday  through  Friday, exclusive of  a  lunch break.  If  the GC/CM desires different  than  the 

normal working  hours  stated  above,  the  request must  be  submitted  in writing  prior  to  the 

preconstruction conference, subject to the provisions below.  The working hours for the Contract 

shall be established at or prior to the preconstruction conference.   

2. All working hours and days are also subject to local permit and ordinance conditions. 

3. If the GC/CM wishes to deviate from the established working hours, the GC/CM shall submit a 

written  request  to  the City  for  consideration.  This  request  shall  state what  hours  are  being 

requested, and why.  Requests shall be submitted for review at least 5 days prior to the day(s) 

the GC/CM is requesting to change the hours. 

4. If the City approves such a deviation, such approval may be subject to certain other conditions, 

which will be detailed in writing.   

a. The GC/CM will  reimburse  the City  for  the  costs  in excess of  straight‐time  costs  for City 

representatives  who  worked  during  such  times.  The  City  may  require  designated 

representatives  to  be  present  during  the  work.  Representatives  who  may  be  deemed 

necessary by the City include but are not limited to: survey crews; inspectors; and other City 

employees or  consultants when,  in  the opinion of  the City,  such work necessitates  their 

presence. 

b. Construction  activities will  be  performed  during  normal work  hours which  are Monday 

through Friday 7:00 am to 6:00 pm except on City of Redmond holidays. Any construction 

activity between the hours of 6:00 p.m. to 7:00 a.m. is subject to approval of the City. 
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c. City of Redmond holidays include January 1, the third Monday of January, the third Monday 

of  February, Memorial Day, July 4, Labor Day, Veteran’s Day November 11, 
Thanksgiving Day, the day after Thanksgiving, and Christmas Day. 

d. The GC/CM will comply with City noise ordinances during construction of the Project.  

5.02  Permits, Fees, and Notices 

A. Unless otherwise provided in the Contract Documents, GC/CM shall pay for and obtain all permits, 

licenses, and inspections necessary for proper execution and completion of the Work.  Prior to Final 

Acceptance, the approved, signed permits shall be delivered to the City. 

a The City of Redmond will be responsible  for the Building Permit and the utility connection 

fees.  

B. If allowances for permits or utility fees are called for  in the Contract Documents and set forth  in 

MACC, and  the actual  costs of  those permits or  fees differ  from  the allowances  in  the Contract 

Documents, the difference shall be adjusted by Change Order. 

C. GC/CM shall comply with and give notices required by all federal, state, and local laws, ordinances, 

rules, regulations, and lawful orders of public authorities applicable to performance of the Work. 

5.03  Patents and Royalties 

A. GC/CM  is  responsible  for,  and  shall  pay,  all  royalties  and  license  fees.  GC/CM  shall  defend, 

indemnify, and hold the City and its consultants harmless from any costs, expenses, and liabilities 

arising out of the  infringement by GC/CM of any patent, copyright, or other  intellectual property 

right used  in the Work; however, provided that GC/CM gives prompt notice, GC/CM shall not be 

responsible  for  such  defense  or  indemnity when  a  particular  design,  process,  or  product  of  a 

particular manufacturer or manufacturers  is required by the Contract Documents.    If GC/CM has 

reason to believe that use of the required design, process, or product constitutes an infringement 

of a patent or copyright, it shall promptly notify the City of such potential infringement. 

5.04  Prevailing Wages 

A. GC/CM shall pay the prevailing rate of wages to all workers, laborers, or mechanics employed in the 

performance of any part of the Work in accordance with RCW 39.12 and the rules and regulations 

of the Department of Labor and Industries.  The schedule of prevailing wage rates for the localities 

of the Work, is determined by the Industrial Statistician of the Department of Labor and Industries.  

It is the GC/CM’s responsibility to verify the applicable prevailing wage rate. 

B. Before commencing the Work, GC/CM shall file a statement under oath with the City and with the 

Director  of  Labor  and  Industries  certifying  the  rate  of  hourly  wage  paid  and  to  be  paid  each 

classification  of  laborers,  workers,  or  mechanics  employed  upon  the  Work  by  GC/CM  and 

Subcontractors.  Such rates of hourly wage shall not be less than the prevailing wage rate. 

C. Disputes  regarding prevailing wage  rates  shall be  referred  for  arbitration  to  the Director of  the 

Department of  Labor  and  Industries.    The  arbitration decision  shall be  final  and  conclusive  and 

binding on all parties involved in the dispute as provided for by RCW 39.12.060. 
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D. Each Application for Payment submitted by GC/CM shall state that prevailing wages have been paid 

in accordance with the pre‐filed statement(s) of intent, as approved.  Copies of the approved intent 

statement(s) shall be posted on the job site with the address and telephone number of the Industrial 

Statistician of  the Department of  Labor and  Industries where a  complaint or  inquiry  concerning 

prevailing wages may be made. 

E. In  compliance with  Chapter  296‐127 WAC,  GC/CM  shall  pay  to  the  Department  of  Labor  and 

Industries the currently established  fee(s)  for each statement of  intent and/or affidavit of wages 

paid submitted to the Department of Labor and Industries for certification. 

5.05  Hours of Labor 

A. GC/CM shall comply with all applicable provisions of RCW 49.28 and they are incorporated herein 

by reference.   

B. Notwithstanding the preceding section, RCW 49.28 permits a GC/CM or subcontractor in any public 

works contract subject to those provisions, to enter into an agreement with its employees in which 

the employees work up to ten hours  in a calendar day. No such agreement may provide that the 

employees work ten‐hour days for more than four calendar days a week.   Any such agreement  is 

subject to approval by the employees.  The overtime provisions of RCW 49.28 shall not apply to the 

hours, up to forty hours per week, worked pursuant to any such agreement. 

5.06  Nondiscrimination 

A. Discrimination in all phases of employment is prohibited by, among other laws and regulations, Title 

VII of the Civil Rights Act of 1964, the Vietnam Era Veterans Readjustment Act of 1974, sections 503 

and 504 of the Vocational Rehabilitation Act of 1973, the Equal Employment Act of 1972, the Age 

Discrimination Act of 1967, the Americans with Disabilities Act of 1990, the Civil Rights Act of 1991, 

Presidential  Executive Order  11246,  Executive Order  11375,  the Washington  State  Law Against 

Discrimination, RCW 49.60, and Gubernatorial Executive Order 85‐09.  These laws and regulations 

establish minimum requirements for affirmative action and fair employment practices which GC/CM 

must meet.  

B. During performance of the Work: 

1. GC/CM shall not discriminate against any employee or applicant for employment because of 

race, creed, color, national origin, sex, age, marital status, or the presence of any physical, 

sensory, or mental disability, Vietnam era veteran status, or honorably discharged or disabled 

veteran status, nor commit any other unfair practices as defined in RCW 49.60. 

2. GC/CM shall, in all solicitations or advertisements for employees placed by or for it, state that 

all qualified applicants will be  considered  for employment, without  regard  to  race,  creed, 

color, national origin, sex, age, marital status, or  the presence of any physical, sensory, or 

mental disability. 

3. GC/CM shall send to each labor union, employment agency, or representative of workers with 

which it has a collective bargaining agreement or other contract or understanding, a notice 

advising  the  labor  union,  employment  agency,  or workers’  representative  of  Contractor’s 

obligations according to the Contract Documents and RCW 49.60. 
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4. GC/CM shall permit access to its books, records, and accounts, and to its premises by the City, 

and by the Washington State Human Rights Commission, for the purpose of investigation to 

ascertain compliance with this section of the Contract Documents. 

5. GC/CM shall include the provisions of this section in every Subcontract. 

5.07  Safety Precautions 

A. GC/CM  shall be  fully and  solely  responsible  for  initiating, maintaining, and  supervising all  safety 

precautions and programs in connection with the performance of the Work. The GC/CM will provide 

all  necessary  personal  protective  equipment  (PPE),  ventilation,  social  distancing  provisions, 

sanitation, hand‐washing stations, etc. per DOH and CDC guidelines for COVID‐19. 

B. In carrying out  its responsibilities according to the Contract Documents, GC/CM shall protect the 

lives and health of employees performing the Work and other persons who may be affected by the 

Work; prevent damage to materials, supplies, and equipment whether on site or stored off‐site; and 

prevent damage  to other property at  the site or adjacent  thereto.   GC/CM shall comply with all 

applicable laws, ordinances, rules, regulations, and orders of any public body having jurisdiction for 

the safety of persons or property or to protect them from damage, injury, or loss; shall erect and 

maintain all necessary safeguards for such safety and protection; and shall notify City of adjacent 

property and utilities when prosecution of the Work may affect them. 

C. GC/CM shall maintain an accurate  record of exposure data on all  incidents  relating  to  the Work 

resulting  in  traumatic  injury,  occupational  disease,  death,  or  damage  to  property,  materials, 

supplies, or equipment.  GC/CM shall immediately report any such incident to City.  City shall, at all 

times, have a right of access to all records of exposure. 

D. GC/CM  shall  provide  all  persons working  on  the  Project  site with  information  and  training  on 

hazardous chemicals in their work at the time of their initial assignment, and whenever a new hazard 

is introduced into their work area. 

1. Information:  At a minimum, GC/CM shall inform persons working on the Project site of: 

a. The requirements of Chapter 296‐62 WAC, General Occupational Health Standards; 

b. Any operations in their work area where hazardous chemicals are present; and 

c. The location and availability of written hazard communication programs, including the 

required  list(s)  of  hazardous  chemicals  and material  safety  data  sheets  required  by 

Chapter 296‐62 WAC. 

2. Training:   At  a minimum, GC/CM  shall provide  safety  training  for persons working on  the 

Project site which includes: 

a. Methods and observations  that may be used  to detect  the presence or  release of a 

hazardous chemical in the work area (such as monitoring conducted by the employer, 

continuous monitoring devices, visual appearance or odor of hazardous chemicals when 

being released, etc.); 

b. The physical and health hazards of the chemicals in the work area; 
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c. The  measures  such  persons  can  take  to  protect  themselves  from  these  hazards, 

including  specific  procedures  Contractor,  or  its  Subcontractors,  or  others  have 

implemented  to  protect  those  on  the  Project  site  from  exposure  to  hazardous 

chemicals,  such as appropriate work practices, emergency procedures, and personal 

protective equipment to be used; and 

d. The details of  the hazard  communications program developed  by Contractor, or  its 

Subcontractors, including an explanation of the labeling system and the material safety 

data sheet, and how employees can obtain and use the appropriate hazard information. 

e. The measures  such persons  can  take  to protect  themselves  from hazards,  including 

specific procedures Contractor, or  its Subcontractors, or others have  implemented to 

protect those on the Project site from exposure to COVID‐19. 

E. Contractor’s responsibility  for hazardous, toxic, or harmful substances shall  include the  following 

duties: 

1. GC/CM shall not keep, use, dispose, transport, generate, or sell on or about the Project site, 

any  substances  now  or  hereafter  designated  as,  or  which  are  subject  to  regulation  as, 

hazardous, toxic, dangerous, or harmful by any federal, state or local law, regulation, statute 

or ordinance hereinafter collectively referred to as “hazardous substances,” in violation of any 

such law, regulation, statute, or ordinance, but in no case shall any such hazardous substance 

be stored more than 90 days on the Project site. 

2. GC/CM shall promptly notify the City of all spills or releases of any hazardous substances which 

are otherwise required to be reported to any regulatory agency and pay the cost of cleanup.  

GC/CM shall promptly notify the City of all failures to comply with any federal, state, or local 

law,  regulation,  or  ordinance;  all  inspections  of  the  Project  site  by  any  regulatory  entity 

concerning  the  same;  all  regulatory orders or  fines;  and  all  responses or  interim  cleanup 

actions taken by or proposed to be taken by any government entity or private party on the 

Project site. 

F. All Work shall be performed with due regard for the safety of the public.  GC/CM shall perform the 

Work so as to cause a minimum of interruption of vehicular traffic or inconvenience to pedestrians.  

All arrangements to care for such traffic shall be Contractor’s responsibilities.  All expenses involved 

in the maintenance of traffic by way of detours shall be borne by Contractor.   

G. In an emergency affecting the safety of life or the Work or of adjoining property, GC/CM is permitted 

to act, at  its discretion,  to prevent  such  threatened  loss or  injury, and GC/CM  shall  so act  if  so 

authorized or instructed. 

H. Nothing provided in this section shall be construed as imposing any duty upon the City, the Architect, 

or any other consultants with regard  to, or as constituting any express or  implied assumption of 

control or  responsibility over, Project  site  safety, or over any other  safety conditions  relating  to 

employees or agents of GC/CM or any of its Subcontractors, or the public. 
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5.08  Operations, Material Handling, and Storage Areas 

A. GC/CM shall confine all construction operations, including storage of materials, to City approved 

areas. 

B. Temporary buildings  (e.g., storage sheds, shops, offices) and utilities may be provided by GC/CM 

only with  the consent of  the City and without expense  to  the City.   Unless agreed  to  in writing, 

temporary buildings and utilities shall be removed, and the site restored, by GC/CM at its expense 

upon completion of the Work. 

C. GC/CM shall use only established roadways or temporary roadways authorized by the City.  When 

materials are transported in prosecuting the Work, vehicles shall not be loaded beyond the loading 

capacity recommended by the manufacturer of the vehicle or prescribed by federal, state, or local 

law or regulation. 

D. Ownership and control of all materials or facility components to be demolished or removed from 

the Project site by GC/CM shall immediately vest in GC/CM upon severance of the component from 

the  facility or  severance of  the material  from  the  Project  site.   GC/CM  shall be  responsible  for 

compliance with all laws governing the storage and ultimate disposal.  GC/CM shall provide the City 

with a copy of all manifests and receipts evidencing proper disposal when requested by the City or 

applicable law. 

E. GC/CM  shall  be  responsible  for  the proper  care  and protection  of  its materials  and  equipment 

delivered to the Project site.  Materials and equipment may be stored on the premises subject to 

approval of the City.  When GC/CM uses any portion of the Project site as a shop, GC/CM shall be 

responsible for any repairs, patching, or cleaning arising from such use including but not limited to 

proper removal, disposal, and handling of contaminated and hazardous materials. 

F. GC/CM shall protect and be responsible for any damage or loss to the Work, or to the materials or 

equipment until the date of Substantial Completion and shall repair or replace without cost to the 

City any damage or loss that may occur, except damages or loss caused by the acts or omissions of 

the City.  GC/CM shall also protect and be responsible for any damage or loss to the Work, or to the 

materials or equipment, after the date of Substantial Completion, and shall repair or replace without 

cost to the City any such damage or loss that might occur, to the extent such damages or loss are 

caused by the acts or omissions of Contractor, or any Subcontractor. 

5.09  Prior Notice of Excavation 

A. “Excavation” means an operation in which earth, rock, or other material on or below the ground is 

moved or otherwise displaced by any means, except the tilling of soil less than 12 inches in depth 

for agricultural purposes, or road ditch maintenance that does not change the original road grade 

or ditch flow line.  Before commencing any excavation, GC/CM shall provide notice of the scheduled 

commencement of excavation to all Owners of underground facilities or utilities, through  locator 

services. 
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5.10  Unforeseen Physical Conditions 

A. If GC/CM encounters conditions at the site which are subsurface or otherwise concealed physical 

conditions which differ materially  from  those  indicated  in  the Contract Documents, or unknown 

physical conditions of an unusual nature which differ materially from those ordinarily found to exist 

and generally recognized as inherent in construction activities of the character provided for in the 

Contract Documents, then GC/CM shall give written notice to the City promptly and in no event later 

than  the  first working day after  the  first observance of  the  conditions. GC/CM  shall not  further 

disturb  such condition or perform any Work  in connection  therewith, except with  respect  to an 

emergency, until receipt of written authorization from the City permitting GC/CM to do so. 

B. If such conditions differ materially from those conditions described in the Contract Documents and 

cause a change in Contractor’s cost of, or time required for, performance of any part of the Work, 

the GC/CM may be entitled  to an equitable adjustment  in  the Contract Time or MACC, or both, 

provided it makes a request therefore as provided in part 7.   

5.11  Protection of Existing Structures, Equipment, Vegetation, Utilities, and Improvements 

A. GC/CM shall protect from damage all existing structures, equipment, improvements, utilities, and 

vegetation: at or near the Project site; and on adjacent property of a third party, the  locations of 

which are made known  to or should be known by Contractor.   GC/CM shall  repair any damage, 

including that to the property of a third party, resulting from failure to comply with the requirements 

of the Contract Documents or failure to exercise reasonable care in performing the Work.  If GC/CM 

fails or refuses to repair the damage promptly, the City may have the necessary work performed and 

charge the cost to Contractor. 

B. GC/CM shall ensure that all building materials used during the work are dry prior to incorporation 

into the Work.  If GC/CM encounters water intrusion from any source it shall take immediate steps 

to ensure that any effected material is dry according to generally accepted industry standards. If the 

water intrusion results in mold, the GC/CM shall immediately remove the mold and treat adjoining 

surfaces.   

C. GC/CM shall only remove trees when specifically authorized to do so and shall protect vegetation 

that will remain in place. The GC/CM shall comply with the City Code 21.72 for removing trees not 

authorized by the Contract Documents.  

5.12  Layout of Work 

A. GC/CM shall plan and lay out the Work in advance of operations so as to coordinate all work without 

delay or revision.  

B. GC/CM shall  lay out  the Work  from City established baselines and benchmarks  indicated on  the 

Drawings and shall be responsible for all field measurements in connection with the layout. GC/CM 

shall furnish, at its own expense, all stakes, templates, platforms, equipment, tools, materials, and 

labor required to lay out any part of the Work.  GC/CM shall be responsible for executing the Work 

to  the  lines and grades  that may be established.   GC/CM shall be responsible  for maintaining or 

restoring all stakes and other marks established.   
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5.13  Material and Equipment 

A. All equipment, material, and articles incorporated into the Work shall be new and the most suitable 

grade for the purpose intended, unless otherwise specifically provided in the Contract Documents.  

References  in  the Specifications  to equipment, material, articles, or patented processes by  trade 

name, make, or catalog number, shall be regarded as establishing a standard quality and shall not 

be  construed  as  limiting  competition.   GC/CM may,  at  its option, use  any  equipment, material, 

article,  or  process  that,  in  the  judgment  of  Architect  or  City,  is  equal  to  that  named  in  the 

specifications, unless otherwise specifically provided in the Contract Documents. The Architect and 

City will make the final determination if equipment, material, or articles are equal.    

B. GC/CM shall ensure that all equipment, materials and articles; incorporated into the Work shall be 

asbestos free. 

C. GC/CM shall do all cutting,  fitting, or patching  that may be required  to make  its several parts  fit 

together properly, or receive or be received by work of others set forth in, or reasonably implied by, 

the Contract Documents.  GC/CM shall not endanger any work by cutting, excavating, or otherwise 

altering the Work and shall not cut or alter the work of any other GC/CM unless approved in advance 

by the City. 

D. Should any of  the Work be  found defective or  in any way not  in accordance with  the Contract 

Documents,  this work,  in whatever  stage  of  completion, may  be  rejected  by  the  City.  The  City 

reserves the right to reduce payment requests if any of the Work is found defective or in any way 

not  in  accordance with  the  Contract Documents  up  until  the  final  payment  is  rendered  to  the 

Contractor. 

5.14  Availability and Use of Utility Services 

A. The City shall make all reasonable utilities available to GC/CM from existing outlets and supplies, as 

specified  in the Contract Documents.   Unless otherwise provided  in the Contract Documents, the 

utility service consumed shall be charged to or paid for by GC/CM at prevailing rates charged to the 

City or, where the utility is produced by the City, at reasonable rates determined by the City.  GC/CM 

will carefully conserve any utilities furnished. 

B. GC/CM shall, at its expense and in a skillful manner satisfactory to the City, install and maintain all 

necessary  temporary  connections  and  distribution  lines,  together  with  appropriate  protective 

devices, and all meters  required  to measure  the amount of each utility used  for  the purpose of 

determining  charges.   Prior  to  the date of Final Acceptance, GC/CM  shall  remove, or  shall have 

removed,  all  temporary  connections,  distribution  lines, meters,  and  associated  equipment  and 

materials. 

5.15  Tests and Inspection 

A. GC/CM and City shall maintain an adequate testing and inspection program and perform such tests 

and inspections as are necessary or required to ensure that the Work conforms to the requirements 

of the Contract Documents.  GC/CM shall be responsible for inspection and quality surveillance of 

all its Work and all Work performed by any Subcontractor.   
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1. Unless otherwise provided, GC/CM shall make arrangements for such tests, inspections, and 

approvals with an  independent  testing  laboratory or entity acceptable  to City, or with  the 

appropriate public authority, and shall bear related costs of tests, inspections, and approvals.   

2. GC/CM shall give City timely notice of when and where tests and inspections are to be made.  

3. GC/CM shall require independent testing laboratory to provide and submit to City all test and 

inspection reports as the reports are prepared and sent to the Contractor. In addition, GC/CM 

to shall maintain complete inspection records and make them available to City. 

4. The City will directly pay for civil, structural, moisture, and thermal protection tests.  

B. The City may, at any reasonable time, conduct such inspections and tests as it deems necessary to 

confirm that the Work is in accordance with the Contract Documents.  The City shall promptly notify 

GC/CM  if  an  inspection  or  test  reveals  that  the Work  is  not  in  accordance with  the  Contract 

Documents.  Unless the subject items are expressly accepted by the City, such City inspection and 

tests are for the sole benefit of The City and do not: 

1. Constitute or imply acceptance; 

2. Relieve GC/CM of  responsibility  for providing  adequate quality  control measures  for  self‐

performed Work or Work installed by subcontractors or suppliers; 

3. Relieve  GC/CM  of  responsibility  for  risk  of  loss  or  damage  to  the  Work,  materials,  or 

equipment; 

4. Relieve  GC/CM  of  its  responsibility  to  comply  with  the  requirements  of  the  Contract 

Documents; or 

5. Impair the City’s right to reject defective or nonconforming items, or to avail itself of any other 

remedy to which it may be entitled. 

C. Neither observations by an inspector retained by the City, the presence or absence of such inspector 

on the site, nor inspections, tests, or approvals by others, shall relieve GC/CM from any requirement 

of the Contract Documents, nor is any such inspector authorized to change any term of condition of 

the Contract Documents. 

D. GC/CM shall promptly furnish, without additional charge, all facilities, labor, material and equipment 

reasonably  needed  for  performing  such  safe  and  convenient  inspections  and  tests  as may  be 

required by the City.  The City may charge GC/CM any additional cost of inspection or testing when 

Work is not ready at the time specified by GC/CM for inspection or testing, or when prior rejection 

makes reinspection or retest necessary.  The City shall perform its inspections and tests in a manner 

that will cause no undue delay in the Work. 
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5.16  Correction of Nonconforming Work 

A. If a portion of the Work  is covered contrary to the requirements  in the Contract Documents, the 

Work must, if required in writing by the City, be uncovered for the City’s observation and be replaced 

at the Contractor’s expense and without change in the Contract Time. 

B. If, at any time prior to Final Completion, the City desires to examine the Work, or any portion of it, 

which  has  been  covered,  the  City may  request  to  see  such Work  and  it  shall  be  uncovered  by 

Contractor. If such Work is not in accordance with the Contract Documents, the GC/CM shall pay the 

costs of examination and reconstruction. 

C. GC/CM  shall  promptly  correct Work  found  by  City  not  to  conform  to  the  requirements  of  the 

Contract Documents, whether observed before or after Substantial Completion and whether or not 

fabricated,  installed, or completed. GC/CM shall bear all costs of correcting such nonconforming 

Work, including additional testing and inspections. 

D. If, within one year after the date of Final Acceptance of the Work or designated portion thereof, or 

within the terms of any applicable special warranty required by the Contract Documents, any of the 

Work is found to be not in accordance with the requirements of the Contract Documents, GC/CM 

shall correct it promptly after receipt of written notice from the City to do so.  The City shall give 

such notice promptly after discovery of the condition.  This period of one year shall be extended, 

with  respect  to portions of Work  first performed  after  Final Acceptance, by  the period of  time 

between Final Acceptance and the actual performance of the Work.   Contractor’s duty to correct 

with  respect  to Work  repaired  or  replaced  shall  run  for  one  year  from  the  date  of  repair  or 

replacement.  Obligations under this section shall survive Final Acceptance. 

E. GC/CM shall remove from the Project site portions of the Work which are not in accordance with 

the requirements of the Contract Documents and are neither corrected by GC/CM nor accepted by 

City. 

F. If GC/CM fails to correct nonconforming Work within a reasonable time after written notice to do 

so,  City may  replace,  correct,  or  remove  the  nonconforming Work  and  withhold  from  future 

payments and/or charge the cost thereof to the Contractor. 

G. GC/CM shall bear the cost of correcting destroyed or damaged Work, whether completed or partially 

completed, caused by Contractor’s correction or removal of Work which is not in accordance with 

the requirements of the Contract Documents. 

H. Nothing contained in this section shall be construed to establish a period of limitation with respect 

to other obligations which GC/CM might have according to the Contract Documents.  Establishment 

of the time period of one year as described in section 5.16 relates only to the specific obligation of 

GC/CM  to  correct  the Work, and has no  relationship  to  the  time within which  the Contractor’s 

obligation to comply with the Contract Documents may be sought to be enforced, including the time 

within which such proceedings may be commenced. 

I. If City prefers  to accept Work which  is not  in accordance with  the  requirements of  the Contract 

Documents, City may do so instead of requiring its removal and correction, in which case the MACC 

and TCC may be reduced as appropriate and equitable. 
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5.17  Clean Up 

A. GC/CM shall at all times keep the Project site, including hauling routes, infrastructures, utilities, and 

storage areas, free from accumulations of waste materials.   Before completing the Work, GC/CM 

shall  remove  from  the premises  its  rubbish,  tools,  scaffolding, equipment, and materials.   Upon 

completing  the Work, GC/CM  shall  leave  the Project  site  in a clean, neat, and orderly condition 

satisfactory to City.  If GC/CM fails to clean up as provided herein, and after reasonable notice from 

City, City may do so and the cost thereof shall be charged to Contractor. 

5.18  Access to Work 

A. GC/CM shall provide City,  its consultants and Architect access to the Work  in progress wherever 

located. This includes access to fabrication and storage facilities located away from the Project site.  

5.19  Other Contracts 

A. City may undertake or award other contracts for additional work at or near the Project site. If the 

City undertakes or awards other contracts for additional work at or near the Project site, it will notify 

the GC/CM in writing. GC/CM shall reasonably cooperate with the other contractors and with City’s 

employees and shall carefully adapt scheduling and perform  the Work  in accordance with  these 

Contract Documents to reasonably accommodate the other work. 

5.20  Subcontractors and Suppliers 

A. Before submitting the first Application for Payment, GC/CM shall furnish in writing to City the names, 

addresses, and telephone numbers of all Subcontractors, as well as suppliers providing materials in 

excess of $2,500.   GC/CM  shall utilize  Subcontractors  and  suppliers which  are  experienced  and 

qualified, and meet the requirements of the Contract Documents, if any.  GC/CM shall not utilize any 

Subcontractor or supplier to whom the City has a reasonable objection and shall obtain City’s written 

consent before making any substitutions or additions. 

B. All Subcontracts and supply agreements must be in writing.   

1. By  appropriate  written  agreement,  GC/CM  shall  require  each  Subcontractor,  so  far  as 

applicable to the Work to be performed by the Subcontractor, to be bound to GC/CM by terms 

of  the  Contract  Documents,  and  to  assume  toward  GC/CM  all  the  obligations  and 

responsibilities  which  GC/CM  assumes  toward  City  in  accordance  with  the  Contract 

Documents. GC/CM shall make  the Contract Documents available  to  its Subcontractors  for 

review for this purpose. 

2. Each Subcontract shall preserve and protect the rights of City in accordance with the Contract 

Documents  with  respect  to  the  Work  to  be  performed  by  the  Subcontractor  so  that 

subcontracting thereof will not prejudice such rights.  

3. Where appropriate, GC/CM shall require each Subcontractor to enter into similar agreements 

with Sub‐subcontractors and Suppliers.   

4. Nothing in this section shall be construed to alter the contractual relations between GC/CM 

and its Subcontractors and Suppliers with respect to insurance or bonds. 
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C. GC/CM  shall  schedule,  supervise,  and  coordinate  the  operations  of  all  Subcontractors.    No 

Subcontracting of any of the Work shall relieve GC/CM from its responsibility for the performance 

of the Work  in accordance with the Contract Documents or any other obligations of the Contract 

Documents. 

D. The GC/CM shall include the language of this section in each of its first tier subcontracts, and shall 

require each of  its  subcontractors  to  include  the  same  language of  this  section  in each of  their 

subcontracts, adjusting only as necessary the terms used for the contracting parties.  Upon request 

of the City, the GC/CM shall promptly provide documentation to the City demonstrating that the 

subcontractor meets  the  subcontractor  responsibility  criteria  below.    The  requirements  of  this 

section apply  to all  subcontractors  regardless of  tier.   At  the  time of  subcontract execution,  the 

GC/CM shall verify that each of its first‐tier subcontractors meets the following bidder responsibility 

criteria: 

1. Have a current certificate of registration as a contractor in compliance with chapter 18.27 

RCW, which must have been in effect at the time of subcontract bid submittal;  

2. Have a current Washington Unified Business Identifier (UBI) number; 

3. If applicable, have: 

a. Have  Industrial  Insurance  (workers’  compensation)  coverage  for  the  subcontractor’s 

employees working in Washington, as required in Title 51 RCW; 

b. A Washington Employment Security Department number, as required in Title 50 RCW; 

c. A Washington Department of Revenue state excise tax registration number, as required 

in Title 82 RCW; 

d. An electrical contractor license, if required by Chapter 19.28 RCW; 

e. An elevator contractor license, if required by Chapter 70.87 RCW. 

4. Not  be  disqualified  from  bidding  on  any  public works  contract  under  RCW  39.06.010  or 

39.12.065 (3).  

5. Not  have  violated more  than  one  time  the  offsite,  prefabricated,  non‐standard,  project 

specific items reporting requirements of RCW 39.04.370. 

6. Not have been found out of compliance by the Washington State apprenticeship and training 

council for working apprentices out of ratio, without appropriate supervision, or outside their 

approved work processes as outlined in their standards or apprenticeship under RCW 49.04 

for the one‐year period immediately preceding the first date of advertising for this Project. 

5.21  Warranty of Construction 

A. In addition to any special warranties provided elsewhere in the Contract Documents, GC/CM 

warrants that all Work conforms to the requirements of the Contract Documents and is free of any 

defect in equipment, material, or design furnished, or workmanship performed by Contractor. 

B. With respect to all warranties, express or implied, for Work performed or materials furnished 

according to the Contract Documents, GC/CM shall: 

1. Obtain all warranties that would be given in normal commercial practice; 
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2. Require all warranties to be executed, in writing, for the benefit of City; 

3. Enforce all warranties for the benefit of City, if directed by City; and 

4. Be responsible to enforce any subcontractor’s, manufacturer’s, or supplier’s warranty should 

they extend the period specified in the Contract Documents. 

C. The obligations under this section shall survive Final Acceptance. 

5.22  Indemnification 

A. GC/CM  shall defend,  indemnify, and hold harmless City,  its  consultants, and Architect  from and 

against all claims, demands, losses, damages, or costs, including but not limited to damages arising 

out of bodily injury or death to persons and damage to property, caused by or resulting from: 

1. The sole negligence of GC/CM or any of its Subcontractors; 

2. The concurrent negligence of Contractor, or any Subcontractor, but only to the extent of the 

negligence of GC/CM or such Subcontractor; and 

3. The use of any design, process, or equipment which constitutes an infringement of any United 

States patent presently issued, or violates any other proprietary interest, including copyright, 

trademark, and trade secret. 

B. In any action against City and any other entity indemnified in accordance with this section, by any 

employee  of  Contractor,  its  Subcontractors,  Sub‐subcontractors,  agents,  or  anyone  directly  or 

indirectly employed by any of them, the indemnification obligation of this section shall not be limited 

by a limit on the amount or type of damages, compensation, or benefits payable by or for GC/CM or 

any Subcontractor under RCW Title 51, the Industrial Insurance Act, or any other employee benefit 

acts.  In addition, GC/CM SPECIFICALLY AND EXPRESSLY WAIVES ITS IMMUNITY UNDER RCW TITLE 

51 AS TO CITY, ITS CONSULTANTS, AND ARCHITECT ONLY, IN ACCORDANCE WITH RCW TITLE 51.  The 

City and GC/CM acknowledge this provision was mutually negotiated by the parties. 

PART 6 – PAYMENTS AND COMPLETION 

6.01  Total Contract Cost  

A. City shall pay GC/CM a sum not greater than the Total Contract Cost (TCC) for performance of the 

Work, in accordance with the Contract Documents. The TCC shall include all taxes imposed by law 

and properly chargeable to the Project. 

6.02  Schedule of Values 

A. Before  submitting  its  first Application  for Payment, GC/CM  shall  submit  to City  for  approval  a 

breakdown allocating the TCC to each principle category of work,  in such detail as requested by 

City (“Schedule of Values”).  The approved Schedule of Values shall include appropriate amounts 

for providing submittals, providing a CPM schedule and updates, mobilization, materials on hand, 

demobilization, record drawings, O&M manuals, and any other requirements for Project closeout, 

and shall be used by City as the basis for progress payments.  Payment for Work shall be made only 

for and in accordance with those items included in the Schedule of Values. 
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6.03  Application for Payment 

A. At monthly intervals, unless determined otherwise by City, GC/CM shall submit to City an itemized 

Application for Payment for Work completed in accordance with the Contract Documents and the 

approved Schedule of Values. Each application shall be supported by such substantiating data as City 

may require. 

B. By submitting an Application for Payment, GC/CM  is certifying that all Subcontractors have been 

paid, less earned retainage in accordance with RCW 60.28.011 as their interests appeared in the last 

preceding certificate of payment. By submitting an Application for Payment, GC/CM is recertifying 

that the representations set forth in section 1.03, are true and correct, to the best of Contractor’s 

knowledge, as of the date of the Application for Payment. 

C. At  the  time  it  submits  an  Application  for  Payment, GC/CM  shall  analyze  and  reconcile,  to  the 

satisfaction  of  City,  the  actual  progress  of  the  Work  with  the  Progress  Schedule  which  will 

accompany the Application  for Payment. Failing to provide the updated Progress Schedule along 

with the Application for Payment will delay processing the Application for Payment.  

D. If authorized by City,  the Application  for Payment may  include  request  for payment  for material 

delivered to the Project site and suitably stored, or for completed preparatory work. Payment may 

similarly be requested  for material stored off  the Project site, provided GC/CM complies with or 

furnishes satisfactory evidence of the following: 

1. The material is included as a line item in the Schedule of Values; 

2. The material will be placed in a warehouse that is structurally sound, dry, lighted and suitable 

for the materials to be stored; 

3. The warehouse  is  located within  the  Central  Puget  Sound  area. Other  locations may  be 

utilized, if approved in writing, by City; 

4. Only materials  for  the Project  are  stored within  the warehouse  (or  a  secure portion of  a 

warehouse set aside for the Project); 

5. GC/CM furnishes City a certificate of insurance extending Contractor’s insurance coverage for 

damage, fire, and theft to cover the full value of all materials stored, or in transit; 

6. The warehouse  (or  secure  portion  thereof)  is  continuously  under  lock  and  key,  and  only 

Contractor’s authorized personnel shall have access; 

7. City shall at all times have the right of access the stored materials in company of Contractor; 

8. GC/CM and its surety assume total responsibility for the stored materials; and  

9. GC/CM furnishes to City certified lists of materials stored, bills of lading, invoices, and other 

information as may be required, and shall also furnish notice to City when materials are moved 

from storage to the Project site. 

10. For material stored off‐site not in a warehouse, GC/CM may request payment, provided that 

the remaining requirements of this section and any additional requirements of City are met. 
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11. If the Project  is delayed due to restricted access by the GC/CM to the warehouse or other 

facility, the GC/CM shall not be entitled to an adjustment in Contract Time or in the MACC or 

TCC in accordance with 3.05.D of these General Conditions.  

6.04  Progress Payments 

A. City shall make progress payments, in such amounts as City determines are properly due, within 30 

days after the City receives a properly completed Application for Payment from GC/CM.   

1. The payment period will end each month on the 20th day of the month. 

2. The GC/CM will submit a draft Payment Application to the City on the first business day after 

the 20th day of the month for review.  

3. City shall notify GC/CM if the Application for Payment does not comply with the requirements 

of the Contract Documents. 

4. The City and GC/CM will meet on the first business day after the 25th day of the month to 

review and resolve issues with the Payment Application. 

5. After review and acceptance, the GC/CM shall submit the monthly Payment Application for 

approval and payment to the City on the first day of the following month.  

6. If  the GC/CM and City cannot agree on any part of  the Payment Application,  the City will 

process the parts of the Payment Application both Parties agree with, and will continue to 

work towards resolution the issue. If they cannot come to resolution, the GC/CM shall follow 

the procedures outlined in Part 8 of the General Conditions.  

B. Retainage:  

1. City shall retain 5% of the amount of each progress payment until 45 days after Final Acceptance 

and  receipt of  all documents  required by  law or  the Contract Documents,  including,  at City’s 

request, consent of surety to release of the retainage.    In accordance with RCW 60.28, GC/CM 

may request that monies reserved be retained  in a fund by City, deposited by City  in a bank or 

savings and loan, or placed in escrow with a bank or trust company to be converted into bonds 

and securities to be held in escrow with interest to be paid to Contractor.  

2. GC/CM can request and the City may permit GC/CM to provide an appropriate bond in lieu of the 

retained funds. 

C. Title to all Work and materials covered by a progress payment shall pass to City at the time of such 

payment free and clear of all liens, claims, security interests, and encumbrances.   Passage of title 

shall  not,  however,  relieve  GC/CM  from  any  of  its  duties  and  responsibilities  for  the Work  or 

materials.  Or  waive  any  rights  of  City  to  insist  on  full  compliance  by  GC/CM  with  Contract 

Documents. 

D. Payments due and unpaid in accordance with the Contract Documents shall bear interest as 

specified in RCW 39.76. 
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6.05  Payments Withheld 

A. City may withhold or, on account of subsequently discovered evidence, nullify the whole or part of 

any payment to such extent as may be necessary to protect City from loss or damage for reasons 

including but not limited to: 

1. Work not in accordance with the Contract Documents discovered at any time before final 

payment; 

2. Overpayment for work not performed or completed; 

3. Reasonable evidence that the Work required by the Contract Documents cannot be 

completed for the unpaid balance of the Contract Sum; 

4. Work by City to correct defective Work or complete the Work in accordance with section 

5.16; 

5. Failure to perform in accordance with the Contract Documents; or 

6. Cost or liability that may occur to City as the result of Contractor’s fault or negligent acts or 

omissions. 

B. City will notify GC/CM in writing when it determines part or all of a payment is going to be withheld 

and the reasons for withholding the part or all of a payment.  

C. In any case where part or all of a payment is going to be withheld for unsatisfactory performance, 

City shall notify GC/CM in accordance with RCW 39.76. 

6.06  Retainage and Bond Claim Rights 

A. RCW Chapters 39.08 and 60.28, concerning the rights and responsibilities of GC/CM and City with 

regard  to  the performance and payment bonds and  retainage, are made a part of  the Contract 

Documents by reference as though fully set forth herein. 

6.07  Substantial Completion 

A. Substantial Completion is the stage in the progress of the Work (or portion thereof designated and 

approved by City) when the construction is sufficiently complete, in accordance with the Contract 

Documents, so City can fully occupy the Work (or the designated portion thereof) for the use for 

which it is intended.  All Work other than incidental corrective and incidental punch list work shall 

be completed for Substantial Completion. 

B. The date Substantial Completion  is achieved shall be established  in writing by City.   GC/CM may 

request an early date of Substantial Completion which must be approved by Change Order. City’s 

occupancy of the Work or designated portion thereof does not necessarily indicate that Substantial 

Completion has been achieved. 

C. Substantial Completion shall not have been achieved if all systems and parts are not tested and fully 

functional, if utilities are not connected and operating normally, if all required occupancy permits 
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have not been  issued, or  if the Work  is not accessible by normal vehicular and pedestrian traffic 

routs. 

D. When GC/CM considers the entire Work ready for its intended use, GC/CM shall notify the City in 

writing that the entire Work is substantially complete and request that the City issue a Certificate of 

Substantial Completion. GC/CM shall at the same time submit to the City an initial draft of punch list 

items to be completed or corrected before final payment.   

1. Within 7 days after receipt of Contractor’s notification, City, GC/CM, and Architect shall inspect 

the Work to determine the status of completion.  

2. If the City or Architect do not consider the Work substantially complete, the City will notify 

GC/CM within 14 days after the inspection identified in section D.1 above in writing giving the 

reasons therefor.  

3. If the City and Architect considers the Work substantially complete, the City will issue a 

Certificate of Substantial Completion which will fix the date of Substantial Completion. The City 

shall attach to the Certificate a punch list of items to be completed or corrected before final 

payment.  

E. At the time of receipt of the Contractor’s notification of Substantial Completion, City and GC/CM will 

confer regarding City’s use or occupancy of the Work following Substantial Completion, review the 

builder’s risk insurance policy with respect to the end of the builder’s risk coverage, and confirm the 

transition to coverage of the Work under a permanent property insurance policy held by City. Unless 

City and GC/CM agree otherwise  in writing, City  shall bear  responsibility  for  security, operation, 

protection of  the Work, property  insurance, maintenance, heat,  and utilities upon City’s use or 

occupancy of the Work. 

F. After Substantial Completion the GC/CM shall promptly begin work on the punch list of items to be 

completed or corrected prior to final payment.  In appropriate cases GC/CM may submit monthly 

Applications  for  Payment  for  completed  punch  list  items,  following  the  progress  payment 

procedures set forth above. 

G. City shall have the right to exclude GC/CM from the Site after the date of Substantial Completion 

subject to allowing GC/CM reasonable access to remove its property and complete or correct items 

on the punch list. 

6.08  Prior Occupancy 

A. City may, upon written notice thereof to Contractor, take possession of or use any completed or 

partially  completed  portion  of  the Work  (“Prior  Occupancy”)  at  any  time  prior  to  Substantial 

Completion. Unless otherwise agreed in writing, Prior Occupancy shall not:  

1. be deemed an acceptance of any portion of the Work;  

2. accelerated the time for any payment to GC/CM;  

3. prejudice  any  rights  of  City  provided  by  any  insurance,  bond,  guaranty,  or  the  Contract 

Documents;  
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4. relieve  GC/CM  of  the  risk  of  loss  or  any  of  the  obligations  established  by  the  Contract 

Documents;  

5. establish  a  date  for  termination  or  partial  termination  of  the  assessment  of  liquidated 

damages; or  

6. constitute a waiver of claims. 

B. Notwithstanding anything in the preceding section, City shall be responsible for loss of or damage 

to the Work resulting from Prior Occupancy. Unless stated in the Contract Documents, Contractor’s 

one year duty to repair any system warranties on building systems shall begin when the City accepts 

the project.  

6.09  Final Completion, Acceptance, and Payment 

A. Final Completion shall be achieved when the Work is fully and finally complete in accordance with 

the Contract Documents  including completion of all  items  listed on the punch  list. The date Final 

Completion is achieved shall be established by City in writing. 

B. Final  Acceptance  shall  be  achieved  when  the  GC/CM  has  completed  the  requirements  of  the 

Contract Documents and  the City Council has accepted  the Project as complete.   The date Final 

Acceptance  is achieved shall be established by City  in writing.   Prior to Final Acceptance, GC/CM 

shall,  in addition  to all other  requirements  in  the Contract Documents,  submit  to City a written 

notice  of  any  outstanding  disputes  or  claims  between  GC/CM  and  any  of  its  Subcontractors, 

including the amounts and other details thereof.  Neither Final Acceptance, nor final payment, shall 

release GC/CM or its sureties from any obligations of these Contract Documents or the Public Works 

Bond, or constitute a waiver of any claims by City arising from Contractor’s failure to perform the 

Work in accordance with the Contract Documents.  Final Acceptance of the Work shall be by action 

of the City Council. 

C. Acceptance of  final payment by Contractor, or any Subcontractor,  shall  constitute a waiver and 

release to City of all claims by Contractor, or any such Subcontractor, for an increase in the Total 

Contract Cost or the Contract Time, and for every act or omission of City relating to or arising out of 

the Work, except  for  those Claims made  in accordance with  the procedures,  including  the  time 

limits, set forth in Part 8 of this Contract. 

PART 7 – CHANGE TO THE WORK, MACC, TCC, AND/OR CONTRACT TIME 

7.01  Change in the Work 

A. City may at any time without  invalidating the Contract or providing notice to Contractor’s surety, 

order additions, deletions, revisions, or other changes in the Work.   

B. The MACC, TCC, and Contract Time shall only be changed by a Change Order.  

C. If and after the City and GC/CM enter  into a GC/CM Contract  that  includes  the MACC  for only a 

portion of the Work due to early subcontract bidding of a portion of the Work, any adjustments to 

the MACC  and  TCC  and work  based  on  additional  subcontract  bidding  or  negotiations  shall  be 

formalized in a Change Order to the GC/CM Contract. 

864



City of Redmond, Washington  General Conditions ‐ Section 00 72 00 

Redmond Senior and Community Center  GC/CM Construction Contract 

May 31, 2022  Page 38 of 53 
 

D. If any direction  to  the GC/CM by an authorized  representative of  the City causes an  increase or 

decrease in the MACC and TCC or the Contract Time, the GC/CM can submit a Request for Equitable 

Adjustment as provided  for  in section 7.03 or 7.04, respectively, and such adjustment(s) may be 

incorporated into the Contract through a Change Order.  In accordance with RCW 39.10.350 (4), the 

City will issue Change Orders within 30 days after the City and GC/CM agree on the change. 

E. If the City orders a change in the Work, cost or time, City will transmit to the GC/CM a written Change 

Proposal Request. The GC/CM shall submit a proposal to the City in response within seven (7) days 

of the request from City. The GC/CM may request additional time to prepare its proposal and the 

City may  grant  additional  time,  so  long  as  the  additional  time  is  reasonable.  All  requests  for 

additional time must be in writing. Contractor’s change proposal shall include full compensation for 

implementing the proposed change  in the Work,  including changes to the MACC and/or Contract 

Time. 

F. Upon receipt of the change proposal, or a request for equitable adjustment in the MACC or Contract 

Time, or both, as provided in sections 7.03 and 7.04, City may accept or reject the proposal, request 

further documentation, or negotiate acceptable terms with Contractor. Pending agreement on the 

terms of the change, City may direct GC/CM to proceed immediately with Change Order Work.  

G. If the GC/CM proceeds with any change in the Work without City’s approval or direction, it will do 

so at the Contractor’s own risk.  

H. If  City  and  GC/CM  reach  agreement  on  the  terms  of  any  change  in  the Work,  including  any 

adjustment in the MACC, TCC, and/or Contract Time, such agreement shall be incorporated into the 

Work by a Change Order.  The Change Order shall constitute full compensation for the added cost 

and time.  

I. If City and GC/CM are unable to reach agreement on the terms of any change in the Work, including 

any adjustment in the MACC and TCC or Contract Time, the City can send an offer designated as a 

“final offer” and direct the GC/CM to proceed with the change with a Unilateral Change Order that 

will  compensate  the GC/CM  for  its  costs  and  time.  If GC/CM disagrees with  the  final offer  and 

Unilateral  Change Order  amount  or  time,  Contractor’s  only  remedy  shall  be  to  file  a  Claim  as 

provided in part 8. 

J. Field Order 

1. The City may direct the GC/CM to proceed with a change in the work through a written Field 

Order when  the change  is considered minor and  the  time  required  to price and execute a 

Change Order would impact the Project. 

2. The Field Order shall describe and include the following: 

1. The scope of work that can include sketches, drawings and/or specifications,  

2. A maximum not‐to‐exceed amount if applicable, 

3. The method of final cost determination in accordance with the requirements of Part 7 of 

the General Conditions 

4. The supporting cost data to be submitted in accordance with the requirements of Part 7 

of the General Conditions 
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3. If it appears the maximum not‐to‐exceed amount is not sufficient to compensate the GC/CM 

for  the Work,  the City may amend  the  field order  to change  the Work and/or  increase  the 

maximum not‐to‐exceed amount. 

4. Upon satisfactory submittal by the GC/CM and approval by the City of supporting cost data, a 

Change Order will be executed for the Work included in the Field Order.  The City will not make 

payment to the GC/CM for Field Order work until that work has been  incorporated  into the 

Contract through an executed Change Order. 

7.02  Pricing Change Order Work 

A. The value of any work covered by a Change Order or Equitable Adjustment shall be determined by 

one of the following methods: 

1. On the basis of a fixed price as determined in section 7.02C. 

2. By application of unit prices to the quantities of the items involved as determined in section 

7.02D. 

3. On the basis of time and material as determined in section 7.02E. 

B. When City requests GC/CM submit a change order proposal, City may direct GC/CM as to which 

method  in  section  7.02A  above  to  use when  submitting  its  proposal.  Otherwise,  GC/CM  shall 

determine the value of the Work, or of a Request for Equitable Adjustment, on the basis of the fixed 

price method. 

C. Change Order Pricing – Fixed Price 

1. When the fixed price method is used to determine the value of any Work covered by a Change 

Order, or of a request for an Equitable Adjustment in the MACC, the procedures outlined in 

this section shall apply. 

2. Contractor’s proposal shall be accompanied by a complete itemization of the costs, including 

labor, material,  equipment,  subcontractor  costs,  etc.    The  costs  shall  be  itemized  in  the 

manner set forth herein and shall be submitted in a form approved by City. 

3. All costs shall be calculated based upon appropriate industry standard methods of calculating 

labor hours and cost, material quantities and cost, and equipment costs. 

4. If any of Contractor’s pricing assumptions are contingent upon anticipated actions of City, 

GC/CM shall clearly state them in the proposal. 

5. The cost of any additive or deductive changes in the Work shall be calculated as set forth in 

this section 7.02.  Where a change in the Work involves additive and deductive work by the 

same GC/CM or Subcontractor, markups will apply to the net difference. 

6. Any proposal based upon the fixed price method shall include only the following items: 

a. Craft labor costs:  These are the labor costs determined by multiplying the estimated or 

actual additional number of craft hours needed to perform the change in the Work by 
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the hourly labor costs.  Craft hours should cover direct labor. The hourly costs shall be 

based on the following: 

(1) Basic wages and benefits: Hourly rates and benefits as stated on the Department 

of Labor and Industries approved “Statement of Intent to Pay Prevailing Wages” 

or a higher amount if supported by accounting records and approved by the City.  

(2) Worker’s insurance: Direct contributions to the State of Washington for industrial 

insurance;  medical  aid;  and  supplemental  pension,  by  the  class  and  rates 

established by the Department of Labor and Industries. 

(3) Federal  insurance:  Direct  contributions  required  by  the  Federal  Insurance 

Compensation Act; Federal Unemployment Tax Act; and the State Unemployment 

Compensation Act. 

b. Material and Equipment incorporated into the Work costs: This is an itemization of the 

quantity and cost of materials needed to perform the change  in the Work.   Material 

costs shall be developed  first  from actual known costs,  including, but not  limited  to, 

Contractors’ supplier(s)’ actual cost(s) available from the standard industry pricing guide 

“Trade  Service”,  second  from  supplier  quotations  and/or  invoices.  If  these  are  not 

available the City will consider other standard  industry pricing guides. Material costs 

shall include all available discounts.  Freight costs, express charges, or special delivery 

charges, shall be itemized. 

c. Construction Equipment costs:  This is an itemization of the type of equipment and the 

estimated or actual length of time the construction equipment appropriate for the Work 

is or will be used on the change  in the Work.   Costs will be allowed  for construction 

equipment  only  if  used  solely  for  the  changed Work,  or  for  additional  rental  costs 

actually incurred by the Contractor.  The Contractor’s cost for utility vehicles and other 

items such as pickup trucks, vans, flatbed trucks, storage trailers, containers, etc. that 

are already in use or planned for use on the Project will not be compensated in change 

order work except for the time that, in the opinion of the City, such items are directly 

and necessarily used for the performance of the change work. Equipment charges shall 

be computed on the basis of actual invoice costs or if owned, from the current edition 

of the Associated General Contractors Washington State Department of Transportation 

(AGC  WSDOT)  Equipment  Rental  Agreement;  current  edition,  as  of  the  Contract 

execution date. 

(1) The  EquipmentWatch  Rental  Rate  Blue  Book  shall  be  used  as  a  basis  for 

establishing  rental  rates  of  equipment  not  listed  in  the  above  sources.    The 

maximum rate  for standby equipment shall not exceed  that shown  in  the AGC 

WSDOT  Equipment  Rental  Agreement,  current  edition,  as  of  the  Contract 

execution date. 

d. Subcontractor costs: This  is defined as payments GC/CM makes to Subcontractors for 

changed Work performed by Subcontractors of any  tier. The Subcontractors’ cost of 

Work  shall be  calculated and  itemized  in  the  same manner as prescribed herein  for 

Contractor. 
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e. Change Order Markups:  

(1) In addition to the Percent Fee, GC/CM self‐performing Work shall be entitled to a 

10% markup on  labor and 5% markup on materials and equipment. Otherwise, 

the GC/CM shall be entitled to only the Percent Fee for subcontract work.  

(2) Subcontractors self‐performing the Work shall be entitled to a 15% markup on 

labor, 10% markup on materials, equipment and 5% on lower tier subcontractors 

performing  the work.  Subsidiary  companies will not be  allotted  subcontractor 

markup.   

(3) Overhead costs shall include, but not limited to, home office and field office costs 

for all noncraft  labor, temporary construction facilities, small tools, safety, field 

engineering, schedule updating, as‐built drawings, office engineering, estimating 

costs,  additional  overhead  because  of  extended  time,  and  any  other  cost 

incidental to the change in the Work.   

D. Change Order Pricing – Unit Prices 

1. Whenever City authorizes GC/CM to perform Work on a unit‐price basis, City’s authorization 

shall clearly state: 

a. Scope of work to be performed; 

b. Type of reimbursement including pre‐agreed rates for material quantities; and 

c. Cost limit of reimbursement. 

2. GC/CM shall submit costs in accordance with this section and satisfy the following 

requirements: 

a. Unit prices shall include reimbursement for all direct and indirect costs of the Work, 

including overhead; and 

b. Quantities must be supported by field measurement statements signed by City. 

c. The Percent Fee will be applied to the Unit Prices.  

E. Change Order Pricing – Time‐and‐Material Prices 

1. Whenever  City  authorizes  GC/CM  to  perform Work  on  a  time‐and‐material  basis,  City’s 

authorization shall clearly state: 

a. Scope of Work to be performed; 

b. Type of  reimbursement  including pre‐agreed  rates,  if any,  for material quantities or 

labor; and  

c. Cost limit of reimbursement. 

  2.  GC/CM shall: 

a. Cooperate with City and assist in monitoring the Work being performed.  As requested 

by City, identify workers assigned to the Change Order Work and areas in which they 

are working; 
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b. Identify on daily time sheets all labor performed in accordance with this authorization.  

Submit copies of time sheets daily for City’s review. 

c. Leave access as appropriate for quantity measurement; 

d. Perform all Work in accordance with this section as efficiently as possible; and 

e. Not exceed any cost limit(s) without City’s prior written approval. 

3.  GC/CM  shall  submit  costs  in  accordance  with  section  7.02C  and  additional  verification 

supported by: 

a. Labor detailed on daily time sheets 

b. Invoices for material 

c. Invoices for equipment  

d. The GCCM Percent Fee will be applied to total of the Time and Materials  

7.03  Request for Equitable Adjustment  

A. If the cost of Contractor’s performance is changed due to the fault of City, or anyone for whose acts 

City is responsible, GC/CM shall make a Request for Equitable Adjustment to the TCC and/or Contract 

Time in accordance with the procedure as defined herein.   

B. No change in the TCC or Contract Time shall be allowed to the extent:  

1. Contractor’s changed cost of performance is due to the fault or negligence of Contractor, 

or anyone for whose acts GC/CM is responsible;  

2. the change is concurrently caused by GC/CM and City.  

C. A Request for Equitable Adjustment  in the TCC or Contract Time shall be based on written notice 

delivered to City within 5 days of the occurrence of the event giving rise to the request.  For purposes 

of this part, “occurrence” means when GC/CM knew, or in its diligent prosecution of the Work should 

have known, of the event giving rise to the request.  If GC/CM believes it is entitled to an adjustment 

in the MACC, TCC, and/or Contract Time, GC/CM shall immediately notify City and begin to keep and 

maintain complete, accurate, and specific daily records that include hours and costs resulting from 

the occurrence. GC/CM shall provide City access to any such records and, if requested shall promptly 

furnish copies of such records to City. 

D. GC/CM shall not be entitled to any adjustment in the TCC for any occurrence of events or costs that 

occurred more than 5 days before Contractor’s written notice to City.  The written notice shall set 

forth, at a minimum, a description of: the event giving rise to the Request for Equitable Adjustment; 

the nature of the  impacts  to GC/CM and  its Subcontractors of any tier,  if any; and  to  the extent 

possible the amount of the adjustment in TCC and/or Contract Time requested. Failure to properly 

give such written notice shall constitute a waiver of Contractor’s right to an Equitable Adjustment. 

E. Within 14 days of the occurrence of the event giving rise to the request, unless City agrees in writing 

to allow an additional period of time to ascertain more accurate data, GC/CM shall supplement the 

written notice with additional supporting data.  Such additional data shall include, at a minimum: 

the amount of compensation requested, itemized in accordance with the procedure set forth herein; 

specific facts, circumstances, and analysis that confirms not only that GC/CM suffered the damages 

869



City of Redmond, Washington  General Conditions ‐ Section 00 72 00 

Redmond Senior and Community Center  GC/CM Construction Contract 

May 31, 2022  Page 43 of 53 
 

claimed,  but  that  the  damages  claimed  were  actually  a  result  of  the  act,  event,  or  condition 

complained of and that the Contract Documents provide entitlement to an Equitable Adjustment to 

GC/CM  for  such  act,  event,  or  condition;  and  documentation  sufficiently  detailed  to  permit  an 

informed analysis of the request by City.  When the request for an increase in the MACC relates to a 

delay, or other change in Contract Time, GC/CM shall demonstrate the impact on the critical path, 

in accordance with section 7.03.  Failure to provide such additional information and documentation 

within the time allowed or within the format required shall constitute a waiver of GC/CM’s right to 

an Equitable Adjustment. 

F. Pending final resolution of any request made in accordance with this section 7.03, unless otherwise 

agreed in writing, GC/CM shall proceed diligently with performance of the Work. 

G. Any Request for Equitable Adjustment in the TCC and in the Contract Time that arise out of the 

same event(s) shall be submitted together. 

 7.04  Change in the Contract Time 

A. The Contract Time shall only be changed by a Change Order.  GC/CM shall include any request for a 

change in the Contract Time in its Change Order proposal. 

B. If the time of Contractor’s performance is changed due to an act of Force Majeure, or due to the 

fault or negligence of City or anyone for whose acts City is responsible, GC/CM shall be entitled to 

make a Request  for Equitable Adjustment  in  the Contract Time  in accordance with the  following 

procedure.  No adjustment in the Contract Time shall be allowed to the extent Contractor’s changed 

time of performance is due to the fault or negligence of Contractor, or anyone for whose acts GC/CM 

is responsible. 

1. All Requests for Equitable Adjustment in the Contract Time shall be accompanied by a time 

impact analysis demonstrating the impact of the change on the work. The time impact analysis 

shall be based on the Construction Schedule prior to the occurrence of the event giving rise to 

the request.   

2. A Request  for Equitable Adjustment  in  the Contract Time shall be based on written notice 

delivered within 7 days of the occurrence of the event giving rise to the request.  If GC/CM 

believes it is entitled to adjustment of Contract Time, GC/CM shall immediately notify City and 

begin to keep and maintain complete, accurate, and specific daily records.  GC/CM shall give 

City access to any such record and if requested, shall promptly furnish copies of such record 

to City. 

3. The written notice shall set forth, at a minimum, a description of: the event giving rise to the 

request for an equitable adjustment in the Contract Time; the nature of the impacts to GC/CM 

and  its  Subcontractors  of  any  tier,  if  any;  and  to  the  extent  possible  the  amount  of  the 

adjustment  in Contract Time  requested.   Failure  to properly give  such written notice  shall 

constitute a waiver of Contractor’s right to an equitable adjustment. 

4. Within 30 days of the occurrence of the event giving rise to the request, unless City agrees in 

writing to allow an additional period of time to ascertain more accurate data, GC/CM shall 

supplement  the  written  notice  provided  in  accordance  with  7.03B.3  with  additional 

870



City of Redmond, Washington  General Conditions ‐ Section 00 72 00 

Redmond Senior and Community Center  GC/CM Construction Contract 

May 31, 2022  Page 44 of 53 
 

supporting data.    Such  additional data  shall  include,  at  a minimum:  the  amount of  delay 

claimed,  itemized  in  accordance  with  the  procedure  set  forth  herein;  specific  facts, 

circumstances, and analysis that confirms not only that GC/CM suffered the delay claimed, 

but that the delay claimed was actually a result of the act, event, or condition complained of, 

and that the Contract Documents provide entitlement to an equitable adjustment in Contract 

Time for such act, event, or condition; and supporting documentation sufficiently detailed to 

permit  an  informed  analysis  of  the  request  by  City.    Failure  to  provide  such  additional 

information and documentation within the time allowed or within the format required shall 

constitute a waiver of Contractor’s right to an equitable adjustment. 

5. Pending  final  resolution  of  any  request  in  accordance with  this  section,  unless  otherwise 

agreed in writing, GC/CM shall proceed diligently with performance of the Work. 

C. Any change in the Contract Time covered by a Change Order or based on a Request for Equitable 

Adjustment  in  the  Contract  Time,  shall  be  limited  to  the  change  impact  to  the  critical  path  of 

Contractor’s  schedule attributable  to  the  change of Work event(s) giving  rise  to  the  request  for 

equitable adjustment.   Any Change Order proposal or request  for an adjustment  in  the Contract 

Time shall demonstrate the impact on the critical path of the schedule.  GC/CM shall be responsible 

for showing clearly on the Construction Schedule that the change or event: had a specific impact on 

the critical path, and except  in case of concurrent delay, was the sole cause of such  impact; and 

could not have been avoided by resequencing of the Work or other reasonable alternatives. 

D. GC/CM may request compensation for the cost of a change in Contract Time in accordance with 

this section, 7.03D, subject to the following conditions: 

1. The change in Contract Time shall solely be caused by the fault or negligence of City; and 

2. Compensation under this section is limited to funds in excess of any that may have been paid 

pursuant to a change in the TCC that contributed to this change in Contract Time. 

 7.05  Time for the City’s Response to Contractor Requests 

A. The City shall accept or reject a Request for Equitable Adjustment, Change Order, or Claim no later 

than 60 calendar days after its receipt of complete, related documentation.  For the purpose of this 

section, “related documentation” includes the supplemental information required by this Contract. 

B. If the City does not respond in writing to a Request for Equitable Adjustment, Change Order, or Claim 

within 60 calendar days after  its  receipt of  related documentation,  the  request shall be deemed 

denied. 

PART 8 – CLAIMS AND DISPUTES RESOLUTION 

8.01  Claims Procedure 

A. If the parties fail to reach agreement on the terms of any Change Order for City‐directed Work as 

provided in section 7.01, or on the resolution of any request for an equitable adjustment in the TCC 

as provided  in  section 7.02 or  the Contract  Time  as provided  in  section 7.04, Contractor’s only 

remedy shall be to file a Claim with City as provided in this section. 
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B. GC/CM shall file its Claim within 14 days from the date of City’s final offer made in accordance with 

section 7.01.I, but in no event after the date of Final Acceptance. 

C. The Claim shall be deemed to cover all changes in cost and time (including direct, indirect, impact, 

and consequential) to which GC/CM may be entitled. It shall be fully substantiated and documented. 

At a minimum, the Claim shall contain the following information: 

1. A detailed factual statement of the Claim for additional compensation and time, if any, 

providing all necessary dates, locations, and items of Work affected by the Claim; 

2. The date on which facts arose which gave rise to the Claim; 

3. The name of each employee of City and/or their consultants knowledgeable about the Claim; 

4. The specific provisions of the Contract Documents which support the Claim; 

5. The identification of any documents and the substance of any oral communications that 

support the Claim; 

6. Copies of any identified documents, other than the Contract Documents, that support the 

Claim; 

7. If an adjustment  in  the Contract Time  is sought: the specific days and dates  for which  it  is 

sought;  the  specific  reasons GC/CM believes an extension  in  the Contract Time  should be 

granted; and Contractor’s analysis of its Progress Schedule to demonstrate the reason for the 

extension in Contract Time; 

8. If  an  adjustment  in  the  Total  Contract  Cost  is  sought,  the  exact  amount  sought  and  a 

breakdown of that amount into the categories set forth in, and the detail required by, section 

7.02; and 

9. A statement certifying, under penalty of perjury, that the Claim is made in good faith, that the 

supporting cost and pricing data are true and accurate to the best of Contractor’s knowledge 

and belief, that the Claim is fully supported by the accompanying data, and that the amount 

requested accurately reflects the adjustment in the Total Contract Cost or Contract Time for 

which GC/CM believes City is responsible. 

D. After GC/CM has submitted a fully documented Claim that complies with all applicable provisions of 

parts 7 and 8, the City shall review the Claim thoroughly, giving full consideration to its merits and 

shall respond, in writing, to GC/CM as follows: 

1. If the Claim amount  is  less than $50,000, with a decision within 30 days from the date the 

Claim is received: or 

2. If the Claim amount is $50,000 or more, with a decision within 60 days from the date the Claim 

is received, or with notice to GC/CM of the date by which it will render its decision.   

3. If the City does not respond to the Claim within the time periods in D.1 and D.2 herein, the 

Claim is deemed denied.  

E. After review of the Claim the City and GC/CM shall seek to resolve the Claim through the exchange 

of information and direct negotiations. The parties may extend the time for resolving the Claim by 
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mutual agreement. All actions taken on a Claim will be stated in writing and submitted to the other 

party.  To  assist  in  the  review  of  Contractor’s  Claim,  City may  visit  the  Project  site,  or  request 

additional information, in order to fully evaluate the issues raised by the Claim.  GC/CM shall proceed 

with performance of the Work pending final resolution of any Claim.  City’s written decision as set 

forth above shall be final and conclusive as to all matters set forth in the Claim, unless GC/CM follows 

the procedure set forth in section 8.02. 

F. Any Claim of the GC/CM against the City for damages, additional compensation, or additional time, 

shall be conclusively deemed to have been waived by the GC/CM unless made in accordance with 

this section. 

G. Mediation: Prior to any ligation, the City and GC/CM can agree to submit the Claim as a single issue 

or multiple issues to Mediation as means for alternative dispute resolution.  

1. At any time after initiation of a Claim, Owner and GC/CM may mutually agree to mediation of the 

underlying dispute. The agreement to mediate will stay the Claim submittal and response process. 

2. If the City and GC/CM agree to mediation, then after 60 days from such agreement, either City or 

GC/CM may unilaterally terminate the mediation process, and the Claim submittal and decision 

process  will  resume  as  of  the  date  of  the  termination.  If  the  mediation  proceeds  but  is 

unsuccessful in resolving the dispute, the Claim submittal and decision process will resume as of 

the date of the conclusion of the mediation, as determined by the mediator. 

3. The City and GC/CM shall each pay one‐half of the mediator’s fees and costs. 

H. If the party receiving a Claim approves the Claim in part and denies it in part, such action will be final 

and binding unless within 30 days of such action the other party invokes the procedure set forth in 

section 8.02 Final Resolution of Disputes. 

I. If the City and GC/CM reach a mutual agreement regarding a Claim, whether through approval of 

the Claim, direct negotiations, mediation, or otherwise; or if a Claim is approved in part and denied 

in  part,  or  denied  in  full,  and  such  actions  become  final  and  binding;  then  the  results  of  the 

agreement or action on the Claim will be incorporated in a Change Order to the extent they affect 

the Contract, including the Work, the Contract Times, or the Total Contract Cost. 

8.02  Final Resolution of Claims 

A. The following disputed matters are subject to final resolution under the provisions of this article: 

1.  A timely appeal to the City of an approval in part and denial in part of a Claim, or of a denial 

in full, pursuant to Part 8; and 

2.  Disputes between Owner and GC/CM concerning the Work, or obligations under the Contract 

Documents, that arise after final payment has been made. 

B.  For any dispute subject to resolution under this article, Owner or GC/CM may give written notice to 

the other party of the intent to submit the dispute to a court of competent jurisdiction. 

8.03  Claims Audits 

A. All Claims  filed against City shall be subject  to audit at any time  following the  filing of the Claim 

including after termination of the Agreement.  Failure of Contractor, or Subcontractors of any tier, 
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to maintain and retain sufficient records to allow City to verify all or a portion of the Claim or to 

permit City  access  to  the  books  and  records of Contractor, or  Subcontractors of  any  tier,  shall 

constitute a waiver of the Claim and shall bar any recovery. 

B. In support of City audit of any Claim, GC/CM shall, upon request, promptly make available to City 

the following documents: 

1. Daily time sheets and supervisor’s daily reports; 

2. Collective bargaining agreements; 

3. Insurance, welfare, and benefits records; 

4. Payroll registers; 

5. Earnings records; 

6. Payroll tax forms; 

7. Material invoices, requisitions, and delivery confirmations; 

8. Material cost distribution worksheet; 

9. Equipment records (list of company equipment, rates, etc.); 

10. Vendors’, rental agencies’, Subcontractors’, and agents’ invoices; 

11. Contracts between GC/CM and each of  its Subcontractors, and all  lower‐tier Subcontractor 

contracts and supplier contracts; 

12. Subcontractors’ and agents’ payment certificates; 

13. Cancelled checks (payroll and vendors); 

14. Job cost report, including monthly totals; 

15. Job payroll ledger; 

16. Planned resource loading schedules and summaries; 

17. General ledger; 

18. Cash disbursements journal; 

19. Financial statements for all years reflecting the operations on the Work.  In addition, the City 

may require, if it deems it appropriate, additional financial statements for 3 years preceding 

execution of the Work; 

20. Depreciation records on all company equipment whether these records are maintained by the 

company involved, its accountant, or others; 

21. If a source other than depreciation records is used to develop costs for Contractor’s internal 

purposes  in establishing the actual cost of owning and operating equipment, all such other 

source documents; 
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22. All  nonprivileged  documents  which  relate  to  each  and  every  Claim  together  with  all 

documents which support the amount of any adjustment in Contract Sum or Contract Time 

sought by each Claim; 

23. Work sheets or software used to prepare the Claim establishing the cost components for items 

of the Claim including but not limited to labor, benefits and insurance, materials, equipment, 

Subcontractors,  all  documents which  establish  the  time  periods,  individuals  involved,  the 

hours for the individuals, and the rates for the individuals,; and 

24. Work sheets, software, and all other documents used by GC/CM to prepare its bid. 

C. The audit may be performed by employees of City or a representative of City.  Contractor, and its 

Subcontractors,  shall provide  adequate  facilities  acceptable  to City,  for  the  audit during normal 

business hours.  Contractor, and all Subcontractors, shall make a good faith effort to cooperate with 

City’s auditors. 

PART 9 – TERMINATION OF THE WORK 

9.01  Termination by City for Convenience 

A. City may, upon written notice, terminate (without prejudice to any right or remedy of City) the Work, 

or any part of it, for the convenience of City. 

B. Unless City directs otherwise, after receipt of a written notice of termination for either cause or 

convenience, GC/CM shall promptly: 

1. Stop performing Work on the date and as specified in the notice of termination; 

2. Place no further orders or subcontracts for materials, equipment, services or facilities, except 

as may be necessary for completion of such portion of the Work as is not terminated; 

3. Cancel all orders and subcontracts, upon  terms acceptable  to City,  to  the extent  that  they 

relate to the performance of Work terminated; 

4. Assign to City all of the right, title, and interest of GC/CM in all orders and subcontracts; 

5. Take such action as may be necessary or as directed by City to preserve and protect the Work, 

Project site, and any other property related to this Project in the possession of GC/CM in which 

City has an interest; and 

6. Continue performance only to the extent not terminated. 

C. If City terminates the Work or any portion thereof for convenience, GC/CM shall be entitled to make 

a request for an equitable adjustment for its reasonable direct costs incurred prior to the effective 

date of the termination, plus reasonable allowance for overhead and profit on Work performed prior 

to termination not to exceed the Fixed Fee percentage, plus the reasonable administrative costs of 

the  termination, but  shall not be entitled  to any other  costs or damages, whatsoever, provided 

however, the total sum payable upon termination shall not exceed the Contract Sum reduced by 

prior payments.  GC/CM shall be required to make its request in accordance with the provisions of 

part 7. 
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D. If City terminates the Work or any portion thereof for convenience, the Contract Time shall be 

adjusted as determined by City. 

9.02 Termination by City for Cause 

A. City may, upon 7 days written notice to GC/CM and to its surety, terminate (without prejudice to 

any right or remedy of City) the Work, or any part of it, for cause upon the occurrence of any one 

or more of the following events: 

1. GC/CM continues to violate safety protocols established by Federal, State, or Local 

ordinances or regulations;  

2. GC/CM fails to prosecute the Work or any portion thereof with sufficient diligence to ensure 

Substantial Completion of the Work within the Contract Time; 

3. GC/CM is adjudged bankrupt, makes a general assignment for the benefit of its creditors, or a 

receiver is appointed on account of its insolvency; 

4. GC/CM fails in a material way to replace or correct Work not in conformance with the Contract 

Documents; 

5. GC/CM repeatedly fails to supply skilled workers or proper materials or equipment; 

6. GC/CM repeatedly fails to make prompt payment due to Subcontractors or for labor; 

7. GC/CM materially disregards or fails to comply with  laws, ordinances, rules, regulations, or 

orders of any public authority having jurisdiction; or 

8. GC/CM is otherwise in material breach of any provision of the Contract Documents.  

B. Upon termination, City may at its option: 

1. Take possession of the Project site and take possession of or use all materials, equipment, 

tools, and construction equipment and machinery thereon owned by GC/CM to maintain the 

orderly progress of, and to finish, the Work; 

2. Accept assignment of subcontracts pursuant to section 5.20; and 

3. Finish the Work by whatever other reasonable method it deems expedient. 

4. At the City’s option, each subcontract agreement for a portion of the Work is hereby assigned 

by GC/CM to City provided that: 

a The assignment is effective only after termination by City for cause pursuant to section 

9.01 and only for those Subcontracts which City accepts by notifying the Subcontractor 

in writing;  

b After  the  assignment  is  effective,  City will  assume  all  future  duties  and  obligations 

toward the Subcontractor which GC/CM assumed in the Subcontract. 

5. The assignment is subject to the prior rights of the surety, if any, obligated under any bond 

provided in accordance with the Contract Documents. 
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C. City’s rights and duties upon termination are subject to the prior rights and duties of the surety, if 

any, obligated under any bond provided in accordance with the Contract Documents. 

D. When City terminates the Work in accordance with this section, GC/CM shall take the actions set 

forth  in  section  9.02B,  and  shall  not  be  entitled  to  receive  further  payment  until  the Work  is 

accepted. 

E. If  the  unpaid  balance  of  the  Contract  Sum  exceeds  the  cost  of  finishing  the Work,  including 

compensation for Architect’s services and expenses made necessary thereby and any other extra 

costs or damages incurred by City in completing the Work, or as a result of Contractor’s actions, such 

excess shall be paid to Contractor.   If such costs exceed the unpaid balance, GC/CM shall pay the 

difference to City.  These obligations for payment shall survive termination. 

F. The assignment is subject to the prior rights of the surety, if any, obligated under any bond provided 

in accordance with the Contract Documents. The City will contact the surety to review those rights. 

G. Termination of the Work in accordance with this section shall not relieve GC/CM or its surety of any 

responsibilities for Work performed. 

H. If City terminates GC/CM for cause and  it  is  later determined that none of the circumstances set 

forth in section 9.01A exist, then such termination shall be deemed a termination for convenience 

pursuant to section 9.02. 

PART 10 – MISCELLANEOUS PROVISIONS 

10.01 Governing Law 

A. The Contract Documents and the rights of the parties herein shall be governed by the laws of the 

State of Washington.  Venue shall be in King County. 

10.02 Successors and Assigns 

A. City  and  GC/CM  respectively  bind  themselves,  their  partners,  successors,  assigns,  and  legal 

representatives  to  the  other  party  hereto  and  to  partners,  successors,  assigns,  and  legal 

representatives of such other party in respect to covenants, agreements, and obligations contained 

in  the Contract Documents.   Neither party shall assign  the Work without written consent of  the 

other, except that GC/CM may assign the Work for security purposes, to a bank or lending institution 

authorized to do business  in the State of Washington.    If either party attempts to make such an 

assignment without such consent,  that party shall nevertheless remain  legally responsible  for all 

obligations set forth in the Contract Documents. 

10.03 Meaning of Words 

A. Unless otherwise  stated  in  the Contract Documents, words which have well‐known  technical or 

construction  industry meanings  are  used  in  the  Contract  Documents  in  accordance with  such 

recognized meanings.   Reference  to  standard  specifications, manuals, or  codes of any  technical 

society, organization, or association, or to the code of any governmental authority, whether such 

reference be specific or by implication, shall be to the latest standard specification, manual, or code 

in  effect  on  the  date  for  submission  of  bids,  except  as may  be  otherwise  specifically  stated.  

Wherever in these Drawings and Specifications an article, device, or piece of equipment is referred 
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to in the singular manner, such reference shall apply to as many such articles as are shown on the 

drawings, or required to complete the installation. 

10.04 Rights and Remedies 

A. No action or  failure  to act by City or  its  consultants  shall  constitute a waiver of a  right or duty 

afforded them under the Contract Documents, nor shall action or failure to act constitute approval 

of an acquiescence in a breach therein, except as may be specifically agreed in writing. 

10.05 Contractor Registration 

A. Pursuant to RCW 39.06, GC/CM shall be registered or licensed as a Contractor required by the laws 

of the state of Washington, including but not limited to RCW 18.27. 

10.06 Time Computations 

A. When computing any period of time, the day of the event from which the period of time begins shall 

not be counted.  The last day is counted unless it falls on a weekend or legal holiday, in which event 

the period runs until the end of the next day that is not a weekend or holiday.  When the period of 

time allowed is less than 7 days, intermediate Saturdays, Sundays, and legal holidays are excluded 

from the computation. 

10.07 Records Retention 

A. The wage, payroll, and cost records of Contractor, and its Subcontractors, and all records subject to 

audit in accordance with section 8.03, shall be retained for a period of not less than 6 years after the 

date of Final Acceptance. 

10.08 Third‐Party Agreements 

A. The Contract Documents  shall not be construed  to create a contractual  relationship of any kind 

between: Architect and GC/CM; Consultants and GC/CM; City and any Subcontractor; or any persons 

other than City and GC/CM. 

10.10 Business Opportunity Requirements 

A. General Requirements 

1. GC/CM shall comply with  the  following  requirements  to provide  the maximum practicable 

opportunity  for  increased participation by  state‐certified minority and women‐owned and 

controlled businesses in public works. 

2. Prior to conducting sub‐contract bidding Contractor shall implement a City approved outreach 

plan  to  include  small  business  entities  (SBE),  disadvantaged  business  enterprises  (DBE), 

minority  business  enterprises  (MBE),  women’s  business  enterprises  (WBE),  and minority 

women’s business enterprises (MWBE) as subcontractors and suppliers for this project. 

3. The City has established a goal of 10% participation by SBE/DBE /MBE/WBE/MWBE firms. 
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B. GC/CM Efforts 

1. GC/CM shall: 

a. Advertise opportunities for subcontractors or suppliers in a manner reasonably designed 

to provide SBE, DBE, MBE, WBE, and MWBE capable of performing the Work with timely 

notice of such opportunities, and all advertisement shall include a provision encouraging 

participation by  these  firms. Advertising may be done  through general advertisements 

(e.g., newspapers, journals, etc.) or by soliciting bids/proposals directly from such firms. 

b. Provide SBE, DBE, MBE, WBE, and MWBE that express interest with adequate and timely 

information about plans, specifications, and requirements of the Contract. 

c. Conduct at least one outreach meeting prior to subcontractor bidding, for the purpose of 

familiarizing  SBE, DBE, MBE, WBE,  and MWBE with  the GC/CM’s  subcontract  bidding 

requirements, procedures, the nature of the subcontract bid packages likely to be bid on 

the Project, and any other information or training opportunities that would provide these 

firms  with  knowledge  and  skills  to  support  preparation  of  responsive  bids  as  prime 

subcontractors/suppliers or  as  sub‐tier  subcontractors/suppliers  to prime  contractors/ 

suppliers. Each meeting shall be advertised in a manner so as to provide reasonable notice 

of the subject matter, date, and time of the meeting. 

2. Contractors are further encouraged to: 

a. Break  down  total  requirements  into  smaller  tasks  or  quantities, where  economically 

feasible, in order to permit maximum participation by SBE, DBE, MBE, WBE, and MWBE. 

b. Establish  delivery  schedules,  where  the  requirements  of  this  contract  permit,  that 

encourage participation by SBE, DBE, MBE, WBE, and MWBE. 

c. Reduce bonding requirements where practicable. 

d. Utilize  the services of available minority community organizations, minority contractor 

groups, local minority assistance offices and other organizations that provide assistance 

in recruitment and placement of SBE, DBE, MBE, WBE, and MWBE. 

C. Reporting Requirements 

1. Prior to Application of First Progress Payment, Contractor shall submit a  list of all sbe, dbe, 

MBE, WBE, and MWBE subcontractors/suppliers it intends to use and identify which firms are 

currently OMWBE‐certified MBE,WBE, and MWBE and  include their respective certification 

numbers. 

2. On  a monthly  basis,  Contractor  shall  submit  a  report  in  a  format  acceptable  to  the  City 

providing a  list of the SBE, DBE, MBE, WBE, and MWBE utilized  that month,  the payments 

made  to each, and  identifying which  firms are currently OMWBE‐certified MBE, WBE, and 

MWBE and including their respective certification numbers. 

3. Prior to Final Acceptance, Contractor shall submit a report of total dollar amounts paid to each 

SBE, DBE, MBE, WBE, and MWBE. 
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D. Non‐Discrimination 

1. Contractors shall not create barriers to open and fair opportunities to all businesses including 

SBE, DBE, MBE, WBE, and MWBE to participate in City contracts and to obtain or compete 

for contracts and subcontracts as sources of suppliers, equipment, construction and services. 

In  considering  offers  from  and  doing  business  with  subcontractors  and  suppliers,  the 

Contractor  shall  not  discriminate  on  the  basis  of  race,  color,  creed,  religion,  sex,  age, 

nationality, marital status, or the presence of any mental or physical disability in an otherwise 

qualified disabled person. 

10.10 Asbestos 

A. Asbestos Products 

1. GC/CM shall ensure that no Asbestos products in any form are incorporated into the Work. 

2. “Asbestos” includes different forms of chrysotile, amosite, crocidolite, tremolite, anthophyllite, and 

actinolite. 

10.11 Headings and Captions 

A. Headings for convenience only:  all headings and captions used in these General Conditions are only 

for convenience of reference, and shall not be used  in any way  in connection with the meaning, 

effect,  interpretation, construction, or enforcement of the General Conditions, and do not define 

the limit or describe the scope or intent of any provision of these General Conditions. 
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An “” on the matrix indicates where and how GC/CM will be compensated for work included in the contract documents (Except for Owner Direct 
Costs which will be paid for directly by the Owner.)  

GCCM Contract  00 50 00              

LEED Goals   00 50 00 - 3.1.2             
CPARB Reporting   00 50 00 - 3.1.3               
Work During Construction  00 50 00 - 3.2               
Work During Commissioning  00 50 00 - 3.4               
Partnering  00 50 00 - 4.2               
Date of Commencement/Time of 
Completion/ Liquidated Damages 

00 50 00 - Article 5               

MACC Additional Costs  00 50 00 - 6.1.1               
Administration of Risk Contingency Account  00 50 00 - 6.5.4 (except 6.5.4.2)              
Risk Contingency  00 50 00 - 6.5.4.2             
GC/CM BIM Services  00 50 00 - 6.5.5.1               
Subcontractor BIM Services  00 50 00 - 6.5.5.2               
Subcontract Plan   00 50 00 - 6.5.6               
Percent Fee  00 50 00 - 6.6.1              
Subcontract Buyout Procedure  00 50 00 - 6.7               
MACC Allowances  00 50 00 - 6.7.2.1               
Bid Document Reproduction  00 50 00 - 6.7.3               
Cost Accounting  00 50 00 - 6.8               
GC/CM Performance and Payment Bonds  00 50 00 - 6.9               
Subcontracting  00 50 00 - Article 7 (except 7.7)              
Subcontractor Bonding  00 50 00 - 7.7             
GC/CM Staff  00 50 00 - 8.1             
Insurance   00 50 00 - 8.2               
Audit   00 50 00 - 8.3               
Sales Tax  00 50 00 - 8.4               
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GC/CM General Conditions                

GC/CM General Conditions  00 72 00 (except as noted below 
or in the Contract Documents) 

             

Bonds  00 72 00 – 2.01              
Insurance  00 72 00 – 2.02 – 2.06               
Construction Schedule  00 72 00 – 3.02              
Suspend Work  00 72 00 – 3.03              
Stop Work  00 72 00 – 3.04               
Notice of Labor Dispute  00 72 00 – 3.06              
Failure to Achieve Timely Completion   00 72 00 – 3.07              
Specifications, Drawings & Other Documents  00 72 00 – Part 4               
Performance   00 72 00 – Part 5 (except as 

noted below) 
             

Permits, Fees and Notices  00 72 00 – 5.02              
Operations, Material Handling, & Storage 
Areas 

00 72 00 – 5.08              

Unforeseen Physical Conditions  00 72 00 – 5.10              
Protection of Existing Structures, 
Equipment, Vegetation, Utilities and 
Improvements 

00 72 00 – 5.11              

Layout of Work  00 72 00 – 5.12              
Availability and Use of Utility Services  00 72 00 – 5.14              
Tests and Inspections  00 72 00 – 5.15              
Correction of Non‐Conforming Work  00 72 00 – 5.16               
Clean up   00 72 00 – 5. 17              
Changes to the Work, MACC, TCC and/or 
Contract Time (administration of changes) 

00 72 00 – Part 7              

Claims and Disputes Resolution  00 72 00 – Part 8               
Termination by City for Convenience   00 72 00 – 9.01              
Termination by City for Cause  00 72 00 – 9.02              
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Division 1 – If and when division 1 sections are added to the contract, those costs will be classified as either subcontract costs or NSS Costs. 
Substitution Procedures  01 25 00               
Contract Modification Procedures  01 26 00               
Progress Payment Procedures  01 29 76 (except as noted below)               
Stored Materials ‐ Bond/Insurance Fees  01 29 76\ 1.4A.3.b               
Project Management and Coordination  01 31 00               
Submittal Numbering Format  01 31 01             
Project Meetings  01 31 19               
Construction Progress Schedule  01 32 16               
Submittal Procedures  01 33 00 (except as noted below)               
Shop Drawings  01 33 00\ 1.3A               
Submittal Standards Requirements and 
Compliance Review  

01 33 00.11             

Safety Requirements   01 35 23 (except as noted below)             
Subcontractor Safety Manager  01 35 23\ 1.2C1               
Contractor Quality Control 01 45 00               
Testing and Inspection Services 
(administration of testing and inspection) 

01 45 23 (except as noted below)               

Testing Agency Costs  01 45 23\ 1.5 (except 1.5D)             
Testing Agency Costs  01 45 23\1.5 DC            
Testing Agency Costs  01 45 23\1.5D            
Storage Facilities  01 45 23\ 1.7D               
Temporary Facilities and Controls   01 50 00 (except as listed 

below) 
             

Protection  01 50 00\ 1.2G               
Construction Waste  01 50 00\ 1.3D               
Utility Shutdowns  01 50 00\ 1.5B.6             
Utility Shutdowns  01 50 00\ 1.5B.7               
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Temp. Facilities Removal  01 50 00\ 1.6B               
Electrical Service  01 50 00\ 1.6D               
Lighting  01 50 00\ 1.6E               
Temporary LED Lighting Plan  01 50 00\ 1.6E               
Heating and Ventilation   01 50 00\ 1.6F               
Water  01 50 00\ 1.6G               
Toilets/Hand Washing  01 50 00\1.6H               
Cranes/Hoisting  01 50 00\ 1.6J               
Temporary Enclosures  01 50 00\ 1.7A             
Site Fences and Misc. Construction  01 50 00\1.7B & 1.7C               
Noise and Vibration Control  01 50 00\ 1.8A-C             
Noise and Vibration Control  01 50 00\ 1.8D-I               
Field Engineering  01 71 23               
Construction Waste Management  01 74 00 (except 1.3C)               
Collection and Disposal  01 74 00\ 1.3C               
Closeout Procedures  01 77 00 (except 1.6B and 1.6C)               
Preliminary Cleaning  01 77 00\ 1.6B               
Final Cleaning*  01 77 00\ 1.6C               
Operations and Maintenance Data  01 78 23             
Warranties  01 78 36               
Demonstration and Training   01 79 00 (except 1.2)             
Contractor’s Commissioning Manager   01 79 00\1.2 A. thru G.              
Training Sessions  01 79 00\1.2.H and I              
Commissioning Requirements 01 91 00               
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Redmond Senior and Community Center Project  
Exhibit 2 

Construction Cost Summary 

TOTAL CONTRACT COST SUMMARY 
 Bid 

Package #  
Description of Bid Package   Amount  

             
3.00  

Structural & Site Concrete (Incl Vapor Barrier, Below Grade, Damp 
& Waterproofing, Underslab INSUL‐3) 

 $              2,765,062.00  

             
5.00  

SS Furnish & Install, metal Stairs, Railings, Decorative Railings, Incl. 
High Performance Coatings 

 $              1,244,957.00  

             
6.10  

Heavy Timber Framing & Erection, MPP Panels Erection, Hardware    $              2,187,413.00  

             
6.15  

MPP Procurement    $              1,529,319.00  

             
14.00  

Elevator   $                  143,909.00  

             
21.00  

Fire Suppression System   $                  242,200.00  

             
23.00  

HVAC and Plumbing / Louvers and Vents   $              5,678,000.00  

             
26.00  

Electrical/Communication/Fire Alarm Complete   $              4,298,000.00  

             
26.00  

PV System ‐ Electrical Alternate #1   $                  376,950.00  

             
31.00  

Earthwork and Utilities   $              1,533,599.00  

             
31.10  

Rammed Aggregate Piers (Delegated Design)   $                  274,000.00  

        

1  Total Subcontract Costs   $            20,273,409.00  

2  Negotiated Support Services   $              1,270,489.00  

3.1  Risk Contingency (2.50 % x Total for Subcontract Costs above)   $                 506,835.23 

3.2  Design Contingency (2.50 % of Total for Subcontract Costs above)   $                 506,835.22 

4 
Maximum   Allowable  Construction  Cost (MACC)  

(Add Lines 1, 2, and 3) 
 $            22,557,568.45  

5  Percent Fee (4.1% x MACC)   $                  924,860.31  

6  Fixed Amount for Specified General Conditions   $                  983,488.00  

7  Total Contract Cost (TCC) (Add Lines 4, 5, and 6)   $            24,465,916.76  

8  Washington State Sales Tax @ 10.1%   $              2,471,057.59  

9 
Total  Contract Cost (TCC) 

plus WSST (Add Lines 7 and 8)' 
 $            26,936,974.35  

 
  

May 31, 2022  
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 REDMOND SENIOR & COMMUNITY CENTER 
EXHIBIT 3 – LIST OF SPECIFICATIONS & DRAWINGS 

 
 

DOCUMENTS LIST: BPs 06.15 & 31.10 
 

 
- Specifications:  Procurement Package, dated 23 February 2022 
 

Div 00 – Procurement and Contracting Requirements  
 
 Div 01 – General Requirements  
 
 061719 Cross-Laminated Timber  
 311000 Site Clearing  

312000 Earth Moving  
312500 Erosion Sedimentation Control  
316250 Rammed Aggregate Piers  

 
  
 
- Drawings:    Procurement Package, dated 23 February 2022 
 
        C  Cover Sheet 

  G0.00  Sheet Index, Vicinity Map, Project Team 
  
  A0.00  Architectural Abbreviations and Symbols 
  A1.23B Level 2 MPP Layout Plan Sector B 
  A1.24    Roof MPP Layout Plan 
  A1.24A Roof MPP Layout Plan Sector A 
  A1.24B Roof MPP Layout Plan Sector B  
  A5.30  Enlarged Stair Drawings – Stair A1 
  A5.34  Stair Details 
 
  S0.01  Structural Title Sheet 
  S0.02  Structural General Notes 
  S0.03  Structural General Notes 
  S0.04  Structural Load Maps 
  S1.11A Partial Foundation Plan – Level 01 – Sector A 
  S1.11B Partial Foundation Plan – Level 01 – Sector B 
  S1.12A Partial Framing Plan – Level 02 – Sector A 
  S1.12B Partial Framing Plan – Level 02 – Sector B 
  S1.13B Partial Framing Plan – Roof – Sector B 
  S1.22A MPP Layout Plan – Roof – Sector A 
  S1.22B  MPP Layout Plan – Level 2 – Sector B 
  S1.23B MPP Layout Plan – Roof – Sector B 
  S3.01  Structural Concrete Details 
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  S3.02  Structural Concrete Details 
  S4.01  Structural Steel Details 
  S5.01  Structural Wood Details 
  S5.02  Structural Wood Details 
  S6.01  Cold Form Framing Details 
  S6.02  Cold Form Framing Details 
  S7.01  Concrete Shear Wall Details 

  
 
    CCR Package, dated 25 February 2022 
 

 G0  Cover Sheet 
 C0.01  Site Survey 
 C0.02  Site Survey 
 C0.03  Site Survey 
 C0.04  Site Survey 

    C1.00  TESC Plan 
 C1.01  TESC Plan 

    C1.10  TESC Notes 
 C1.20  TESC Details 

    C1.21  TESC Details 
 C2.00  Tree Preservation Plan 

    C2.10  Tree Preservation Notes 
 C2.11  Tree Preservation Notes 

    C3.00  Civil Demo Plan 
 C3.01  Civil Demo Plan 

    C4.00  Civil Site Plan 
 C4.01  Civil Site Plan 

    C5.00  Drainage Plan 
 C5.01  Drainage Plan 

    C5.10  Drainage Profiles 
 C5.11  Drainage Profiles and Sections 

    C6.00  Utility Plan 
 C6.01  Utility Plan 

    C7.00  Grading Plan 
 C7.01  Grading Plan 

    C8.00  Civil Details 
 C8.01  Civil Details 

    C8.02  Civil Details 
 C8.03  Civil Details 

    C8.04  Civil Details 
 

 L1.0  Materials Site Plan 
 L1.1  Materials Site Plan 
 L2.0  Planting Plan 
 L2.1  Planting Plan 
 L2.2  Planting Plan 
 L2.3  Planting Schedule 
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 L3.0  Irrigation Plan 
 L3.1  Irrigation Plan 
 L3.2  Irrigation Schedule 
 L4.0  Site Details 
 L4.1  Site Details 
 L4.2  Site Details 
 L4.3  Site Details 
 L5.0  Planting Details 
 L6.0  Irrigation Details 
 L6.1  Irrigation Details 
  
 FP1.01 Fire Protection Plan – Site 
 FP1.02 Fire Protection Plan – Site 
 FP1.03 Fire Protection – Code Summary 
 FP1.04 Fire Protection Plan – Level 1 & 2, Building Address 
 
 EL0.10 Lighting Site Plan and Exterior Luminaire Schedule 
 EL0.11 Lighting Site Plan Calculations 
 EL0.12 Lighting Site Plans Calculations 
 EL0.13 Lighting Site Plans Calculations 

 
- Addenda: No. 1-5  
 

 
 

DOCUMENTS LIST: BPs 14.00 & 31.00 
 
 
- Specifications:  Permit 1 Package, dated 15 March 2022 (Add #1-4) 
 

Div 00 – Procurement and Contracting Requirements  
    

 Div 01 – General Requirements  
 
 03 30 00 Cast-In-Place Concrete  

03 35 43 Polished Concrete Finishing  
05 12 00 Structural Steel Framing  
05 31 00 Steel Decking  
05 40 00 Cold-Formed Metal Framing  
05 50 00 Metal Fabrications  
05 51 13 Metal Pan Stairs  
05 52 13 Pipe and Tube Railings 
06 10 00 Rough Carpentry  
06 13 00 Heavy Timber Construction  
06 16 00 Sheathing  
06 17 19 Cross-Laminated Timber 
06 18 00 Glued-Laminated Timber Framing 
07 11 13 Bituminous Damp proofing  
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07 13 00 Sheet Waterproofing  
07 17 00 Bentonite Waterproofing  
07 19 00 Graffiti and Water Repellents  
07 21 00 Building Insulation  
07 21 19 Foamed-In-Place Insulation  
07 25 00 Weather Barriers  
07 26 00 Vapor Retarders  
07 42 11 Metal Wall Panels  
07 46 24 Modified Wood Cladding  
07 54 23 Thermoplastic Polyolefin (TPO) Roofing  
07 62 00 Sheet Metal Flashing and Trim  
07 72 00 Roof Accessories  
07 72 73 Vegetated Roof Systems  
07 81 00 Applied Fireproofing  
07 81 23 Intumescent Fireproofing  
07 84 13 Penetration Firestopping  
07 92 00 Joint Sealants 
08 11 13 Hollow Metal Doors and Frames  
08 41 13 Aluminum-Framed Entrances and Storefronts  
08 42 29 Sliding Automatic Entrances  
08 44 13 Glazed Aluminum Curtain Walls  
08 51 13 Aluminum Windows  
08 63 00 Metal-Framed Skylights  
08 80 00 Glazing 
09 21 16 Gypsum Board Shaft Wall Assemblies  
09 22 16 Non-Structural Metal Framing  
09 29 00 Gypsum Board  
09 96 00 High-Performance Coatings 
11 24 25  Fall Protection 
12 48 13 Entrance Floor Mats and Frames  
12 48 16 Entrance Floor Grilles 
14 24 00 Hydraulic Elevators 
 
Procurement Package, dated 23 February 2022 (Add #1-4) 

 
311000 Site Clearing, ADD 04 3/24/22  
312000 Earth Moving, ADD 04 3/24/22   
312500 Erosion Sedimentation Control, ADD 04 3/24/22   
316250 Rammed Aggregate Piers, ADD 03 3/17/22 
 
312000 Bases, Ballasts and Paving, ADD 04 3/24/22 
 
331000 Water Utilities, ADD 04 3/24/22 
333000 Sanitary Sewage, ADD 04 3/24/22 
334000 Stormwater Utilities, ADD 04 3/24/22 
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- Drawings:  Permit 1 Package, dated 15 March 2022 
 
     C  COVER SHEET 

     G0.01  ENERGY CODE COMPLIANCE DOCUMENTS 
  G0.02  ENERGY CODE COMPLIANCE DOCUMENTS  

 
  A0.00  ARCHITECTURAL ABBREVIATIONS & SYMBOLS 
  A0.20  CODE ANALYSIS 
  A0.31  FIRE & LIFE SAFETY PLAN- LEVEL 1 
  A0.32  FIRE & LIFE SAFETY PLAN- LEVEL 2 
  A0.40  EXTERIOR WALL ASSEMBLY TYPES 
  A0.50  INTERIOR WALL ASSEMBLY TYPES 
  A0.60  HORIZONTAL ASSEMBLY TYPES 
  A0.80  ARCHITECTURAL SITE PLAN 
  A1.01  LEVEL 1 FLOOR PLAN 
  A1.02  LEVEL 2 FLOOR PLAN 
  A1.03  ROOF PLAN 
  A1.21A  LEVEL 1 SLAB PLAN SECTOR A 
  A1.21B  LEVEL 1 SLAB PLAN SECTOR B 
  A1.22B  LEVEL 2 SLAB PLAN SECTOR B 
  A1.23B  LEVEL 2 MPP LAYOUT PLAN SECTOR B  
  A1.24  ROOF MPP LAYOUT PLAN 
  A1.24B  ROOF MPP LAYOUT PLAN SECTOR B –  
  A1.71A  LEVEL 1 REFLECTED CEILING PLAN SECTOR A  
  A1.71B  LEVEL 1 REFLECTED CEILING PLAN SECTOR B 
  A1.72B  LEVEL 2 REFLECTED CEILING PLAN SECTOR B 
  A2.10  EXTERIOR ELEVATIONS 
  A2.11  EXTERIOR ELEVATIONS 
  A2.13  PARTIAL EXTERIOR ELEVATIONS - ROOF 
  A2.14  PARTIAL EXTERIOR ELEVATIONS - ROOF 
  A4.01  EXTERIOR FRAMED OPENING TYPES 
  A4.02  EXTERIOR FRAMED OPENING TYPES 
  A4.03  EXTERIOR FRAMED OPENING TYPES 
A5.30  ENLARGED STAIRS DRAWINGS - STAIR S1,  
  A5.31  ENLARGED STAIRS DRAWINGS - STAIR S2 
  A5.32  ENLARGED STAIRS DRAWINGS - RAMP 1 
  A5.34  STAIR DETAILS 
  A5.70  ENLARGED ELEVATOR PLANS & SECTIONS  

 
  S0.01  STRUCTURAL GENERAL NOTES 
  S0.02  STRUCTURAL GENERAL NOTES– See Procurement Pkg  
  S0.03  STRUCTURAL GENERAL NOTES 
  S0.04  STRUCTURAL LOAD MAPS 

     S1.11A  PARTIAL FOUNDATION PLAN- LEVEL 1- SECTOR A 
     S1.11B  PARTIAL FOUNDATION PLAN- LEVEL 1- SECTOR B 

  S1.12A  PARTIAL FRAMING PLAN- ROOF - SECTOR A 
       S1.12B  PARTIAL FRAMING PLAN- LEVEL 02 - SECTOR B 

  S1.13B  PARTIAL FRAMING PLAN- ROOF - SECTOR B 
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  S1.22A  PANEL LAYOUT PLAN- ROOF - SECTOR A – See 
Procurement Pkg  
  S1.22B  PANEL LAYOUT PLAN- LEVEL 2 - SECTOR B – See 
Procurement Pkg  
  S1.23B  PANEL LAYOUT PLAN- ROOF - SECTOR B – See 
Procurement Pkg  
  S3.01  STRUCTURAL CONCRETE DETAILS 
  S3.02  STRUCTURAL CONCRETE DETAILS 
  S3.10  CONCRETE SHEAR WALL ELEVATIONS 
  S3.11  CONCRETE SHEAR WALL ELEVATIONS 
  S3.12  CONCRETE SHEAR WALL ELEVATIONS 
  S4.01  SECTIONS AND DETAILS 

      S5.01  STRUCTURAL STEEL DETAILS 
      S5.02  STRUCTURAL STEEL DETAILS 

  S5.03  STRUCTURAL STEEL DETAILS 
  S5.10  STRUCTURAL COLD FORM METAL FRAMING DETAILS 

     S5.11  STRUCTURAL COLD FORM METAL FRAMING DETAILS 
    S6.01  STRUCTURAL WOOD DETAILS 

  S6.02  STRUCTURAL WOOD DETAILS  
  

Procurement Package, dated 23 February 2022 (Add #1-5) 
 

  As-Built Drawings (for reference only)  ADD 02 3/16/22 
 

    C1.00  TESC Plan, ADD 04 3/24/22 
  C1.01  TESC Plan, ADD 04 3/24/22 

    C1.10  TESC Notes, ADD 04 3/24/22 
  C1.20  TESC Details, ADD 04 3/24/22 

    C1.21  TESC Details, ADD 04 3/24/22 
  C2.00  Tree Preservation Plan, ADD 04 3/24/22 

    C2.10  Tree Preservation Notes, ADD 04 3/24/22 
  C2.11  Tree Preservation Notes, ADD 04 3/24/22 

    C3.00  Civil Demo Plan, ADD 04 3/24/22 
  C3.01  Civil Demo Plan, ADD 04 3/24/22 

    C4.00  Civil Site Plan, ADD 04 3/24/22 
  C4.01  Civil Site Plan, ADD 04 3/24/22 

    C5.00  Drainage Plan, ADD 04 3/24/22 
  C5.01  Drainage Plan, ADD 04 3/24/22 

    C5.10  Drainage Profiles, ADD 04 3/24/22 
  C5.11  Drainage Profiles and Sections, ADD 04 3/24/22 

    C6.00  Utility Plan, ADD 04 3/24/22 
  C6.01  Utility Plan, ADD 04 3/24/22 

    C7.00  Grading Plan, ADD 04 3/24/22 
  C7.01  Grading Plan, ADD 04 3/24/22 

     C8.00  Civil Details, ADD 04 3/24/22 
  C8.01  Civil Details, ADD 04 3/24/22 

    C8.02  Civil Details, ADD 04 3/24/22 
  C8.03  Civil Details, ADD 04 3/24/22 
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               C8.04  Civil Details, ADD 04 3/24/22 
  FP1.01 Fire Protection Plan – Site, ADD 04 3/24/22 
  FP1.02 Fire Protection Plan – Site, ADD 04 3/24/22 
G0.00  SHEET INDEX, VICINITY MAP, PROJECT TEAM, ADD 04 3/23/22 
  A1.23B  LEVEL 2 MPP LAYOUT PLAN SECTOR B, ADD 02 3/16/22 
  A1.24  ROOF MPP LAYOUT PLAN 
  A1.24A  ROOF MPP LAYOUT PLAN SECTOR A, ADD 02 3/16/22 
  A1.24B  ROOF MPP LAYOUT PLAN SECTOR B, ADD 02 3/16/22 
  A4.30  EXTERIOR ENVELOPE DETAILS, ADD 04 3/24/22 
  A5.30  ENLARGED STAIRS DRAWINGS - STAIR S1, – See 
Procurement Pkg ADD 02 3/16/22 
  A5.34  STAIR DETAILS, – See Procurement, ADD 02 3/16/22 
  S0.02  STRUCTURAL GENERAL NOTES, ADD 03 3/17/22 
  S1.12A SOIL IMPROVEMENT DESIGN CRITERIA 0 SECTOR A, 
ADD 03, 3/17/22 
S1.21A SOIL IMPROVEMENT DESIGN CRITERIA 0 SECTOR A, 
ADD 03, 3/17/22 
S1.22A  PANEL LAYOUT PLAN- ROOF - SECTOR A, ADD 03 3/17/22 
  S1.22B  PANEL LAYOUT PLAN- LEVEL 2 - SECTOR B, ADD 03 
3/17/22 
  S1.23B  PANEL LAYOUT PLAN- ROOF - SECTOR B, ADD 02 3/16/22 
 

   
    Civil Construction Review Package, dated 25 February 2022 
 

 G0  Cover Sheet 
 C0.01  Site Survey 
 C0.02  Site Survey 
 C0.03  Site Survey 
 C0.04  Site Survey 

 
 L1.0  Materials Site Plan 
 L1.1  Materials Site Plan 
 L2.0  Planting Plan 
 L2.1  Planting Plan 
 L2.2  Planting Plan 
 L2.3  Planting Schedule 
 L3.0  Irrigation Plan 
 L3.1  Irrigation Plan 
 L3.2  Irrigation Schedule 
 L4.0  Site Details 
 L4.1  Site Details 
 L4.2  Site Details 
 L4.3  Site Details 
 L5.0  Planting Details 
 L6.0  Irrigation Details 
 L6.1  Irrigation Details 
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 FP1.03 Fire Protection – Code Summary 
 FP1.04 Fire Protection Plan – Level 1 & 2, Building Address 
 
 EL0.10 Lighting Site Plan and Exterior Luminaire Schedule 
 EL0.11 Lighting Site Plan Calculations 
 EL0.12 Lighting Site Plans Calculations 
 EL0.13 Lighting Site Plans Calculations 

    
100% Design Development Drawings, dated 22 December 2021 
 
 P0.10  SITE PLAN – PLUMBING 
 P1.00             UNDERGROUND FLOOR PLAN OVERALL PLUMBING 
 P1.00A UNDERGROUND FLOOR PLAN SECTOR A - PLUMBING 
 P1.00B          UNDERGROUND FLOOR PLAN SECTOR B - PLUMBING 
 E0.11  SITE PLAN – POWER 
 E1.11A          LEVEL 01 PLAN SECTOR B – POWER  
 E1.11B          LEVEL 01 PLAN SECTOR B – POWER  
 E5.01            ONE LINE DIGRAM 
 E5.02            ELECTRICAL DETAILS 
 E6.01            PANEL SCHEDULE ELECTRICAL 
 E7.01            MECHANICAL EQUIPMENT CONNECTION SCHEDULES 
 E7.02            MECHANICAL EQUIPMENT CONNECTION SCHEDULES 

 
- Addenda: No. 6 
 
 

DOCUMENTS LIST : NSS, SGCs 
 

 
 

- Specifications:           50% CD Set, dated 8 April 2022 
 
- Drawings:      50% CD Set, dated 8 April 2022 

 
-Addenda:       No. 1 - 11 
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Exhibit 4 – Negotiated Support Services 

Description  Contract Document Reference  Total Amount 

GCCM CONTRACT ITEMS       

Work During Commissioning  00 50 00 ‐ 3.4  $7,980 

GC/CM BIM Services   00 50 00 ‐ 6.5.5.1  $54,957 

GC/CM BIM Record Modeling  TBD ‐ City Meeting Results  $21,394 

Bid Documents Reproduction Costs  00 50 00 ‐ 6.7.3 / 01 78 23  $1,800 

GENERAL CONDITIONS ITEMS       

Builders Risk Policy  00 72 00 2.06.H (Add03)  $ 231,043 

Use of Utility Services ‐ Power Consumption  00 50 00 5.14  $8,500 

Clean Up ‐ Building  00 72 00 ‐ 5.17  $45,430 

Clean Up ‐ Parking Lot  00 72 00 ‐ 5.17  $1,531 

Clean Up ‐ Walks  00 72 00 ‐ 5.17  $1,619 

DIVISION 1        

Survey  01 50 00  $15,750 

Survey Final Utilities  01 50 00  $22,400 

Job Storage Sheds  01 45 23 ‐ 1.7D  $12,400 

Set‐Up Storage Sheds  01 45 23 ‐ 1.7D  $ 8,000 

Watchman, security service  01 50 00  $17,825 

Office Furnishings  01 50 00  $7,502 

Office Supplies  01 50 00  $7,750 

Hoisting Lifts  (Forklift Equipment, Hoisting Labor)  01 50 00 ‐ 1.6J  $118,072 

Rent toilet portable chemical  01 50 00 ‐ 1.6H  $13,175 

Temporary Fencing one year rental  01 50 00 ‐ 1.7 B  $19,452 

Perimeter Cable / Safety Railings  01 50 00 ‐ 1.7 C  $13,173 

Janitorial Final Cleaning  01 77 00 ‐ 1.6C  $42,600 

O&M Printing, As‐Built Compilation  01 78 23  $5,219 

Demonstration & Training  01 79 00  $3,167 

Sustainable Design Requirements  01 81 13 ‐ 1.1D  $5,100 

Dewatering & Stormwater Management   01 50 00  $ 367,150 

Temporary Heating & Humidification Systems  01 50 00 ‐ 1.6F  $103,000 

Moisture Protection Plan (Labor, Visqueen, Temp 
Drains, Equipment for set up/tear down, continual 
Maintenance) 

01 50 00 ‐ 1.6F  $41,400 

GLULAM column protection (can put in BP 6.10 
initially, but GC to maintain, and ultimately 
remove for painter) 

01 50 00 ‐ 1.6F  $9,800 

Construction Dumpsters  01 74 00 ‐ 1.3C  $63,000 

NSS Total    $1,270,189 

Based on 4.27.22 spreadsheet. 

31‐May‐22 
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 REDMOND SENIOR & COMMUNITY CENTER 
EXHIBIT 5 – CONTRACT ALLOWANCES 

 
 
 

 
BP 03.00 ‐     $15,000 for MEPF Housekeeping Pads 
BP 31.00 ‐     $50,000 for Aggregate Piers Spoils Removal 
 
 
These allowances are included in the subcontract amounts.   
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State of Washington 

Department of Labor & industries 
Prevailing Wage Section – Telephone 360‐902‐5335 

PO Box 445420, Olympia, WA 98504‐4540 
 

Exhibit 6 

Washington State Prevailing Wage – March 2022 Schedule 
The Prevailing Wages listed here include both the hourly rate and hourly rate of fringe benefits. On 

public works projects, worker’s wage and benefit rates must add to not less than this total. A brief 

description of overtime calculation requirements are provided on the Benefit Code Key. 

 
County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Asbestos Abatement Workers  Journey Level  $54.62   5D  1H 
 

King  Boilermakers  Journey Level  $72.54   5N  1C 
 

King  Brick Mason  Journey Level  $63.32   7E  1N 
 

King  Brick Mason  Pointer‐Caulker‐Cleaner  $63.32   7E  1N 
 

King  Building Service Employees  Janitor  $27.23   5S  2F 
 

King  Building Service Employees  Traveling Waxer/Shampooer  $27.68   5S  2F 
 

King  Building Service Employees  Window Cleaner (Non‐Scaffold)  $31.18   5S  2F 
 

King  Building Service Employees  Window Cleaner (Scaffold)  $32.18   5S  2F 
 

King  Cabinet Makers (In Shop)  Journey Level  $22.74  
 

1 
 

King  Carpenters  Acoustical Worker  $68.19   15J  4C 
 

King  Carpenters  Bridge, Dock And Wharf Carpenters  $68.19   15J  4C 
 

King  Carpenters  Carpenter  $68.19   15J  4C 
 

King  Carpenters  Floor Finisher  $68.19   15J  4C 
 

King  Carpenters  Floor Layer  $68.19   15J  4C 
 

King  Carpenters  Scaffold Erector  $68.19   15J  4C 
 

King  Cement Masons  Application of all Composition Mastic  $67.41   15J  4U 
 

King  Cement Masons  Application of all Epoxy Material  $66.91   15J  4U 
 

King  Cement Masons  Application of all Plastic Material  $67.41   15J  4U 
 

King  Cement Masons  Application of Sealing Compound  $66.91   15J  4U 
 

King  Cement Masons  Application of Underlayment  $67.41   15J  4U 
 

King  Cement Masons  Building General  $66.91   15J  4U 
 

King  Cement Masons  Composition or Kalman Floors  $67.41   15J  4U 
 

King  Cement Masons  Concrete Paving  $66.91   15J  4U 
 

King  Cement Masons  Curb & Gutter Machine  $67.41   15J  4U 
 

King  Cement Masons  Curb & Gutter, Sidewalks  $66.91   15J  4U 
 

King  Cement Masons  Curing Concrete  $66.91   15J  4U 
 

King  Cement Masons  Finish Colored Concrete  $67.41   15J  4U 
 

King  Cement Masons  Floor Grinding  $67.41   15J  4U 
 

King  Cement Masons  Floor Grinding/Polisher  $66.91   15J  4U 
 

King  Cement Masons  Green Concrete Saw, self‐powered  $67.41   15J  4U 
 

King  Cement Masons  Grouting of all Plates  $66.91   15J  4U 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Cement Masons  Grouting of all Tilt‐up Panels  $66.91   15J  4U 
 

King  Cement Masons  Gunite Nozzleman  $67.41   15J  4U 
 

King  Cement Masons  Hand Powered Grinder  $67.41   15J  4U 
 

King  Cement Masons  Journey Level  $66.91   15J  4U 
 

King  Cement Masons  Patching Concrete  $66.91   15J  4U 
 

King  Cement Masons  Pneumatic Power Tools  $67.41   15J  4U 
 

King  Cement Masons  Power Chipping & Brushing  $67.41   15J  4U 
 

King  Cement Masons  Sand Blasting Architectural Finish  $67.41   15J  4U 
 

King  Cement Masons  Screed & Rodding Machine  $67.41   15J  4U 
 

King  Cement Masons  Spackling or Skim Coat Concrete  $66.91   15J  4U 
 

King  Cement Masons  Troweling Machine Operator  $67.41   15J  4U 
 

King  Cement Masons  Troweling Machine Operator on Colored Slabs  $67.41   15J  4U 
 

King  Cement Masons  Tunnel Workers  $67.41   15J  4U 
 

King  Divers & Tenders  Bell/Vehicle or Submersible Operator (Not Under 
Pressure) 

$122.46   15J  4C 
 

King  Divers & Tenders  Diver  $122.49   15J  4C  8V 

King  Divers & Tenders  Diver On Standby  $81.04   15J  4C 
 

King  Divers & Tenders  Diver Tender  $73.60   15J  4C 
 

King  Divers & Tenders  Manifold Operator  $73.60   15J  4C 
 

King  Divers & Tenders  Manifold Operator Mixed Gas   $78.60   15J  4C 
 

King  Divers & Tenders  Remote Operated Vehicle  Operator/Technician  $73.60   15J  4C 
 

King  Divers & Tenders  Remote Operated Vehicle Tender  $68.64   15J  4C 
 

King  Dredge Workers  Assistant Engineer  $73.62   5D  3F 
 

King  Dredge Workers  Assistant Mate (Deckhand)  $73.05   5D  3F 
 

King  Dredge Workers  Boatmen  $73.62   5D  3F 
 

King  Dredge Workers  Engineer Welder  $75.03   5D  3F 
 

King  Dredge Workers  Leverman, Hydraulic  $76.53   5D  3F 
 

King  Dredge Workers  Mates  $73.62   5D  3F 
 

King  Dredge Workers  Oiler  $73.05   5D  3F 
 

King  Drywall Applicator  Journey Level  $68.19   15J  4C 
 

King  Drywall Tapers  Journey Level  $67.91   5P  1E 
 

King  Electrical Fixture Maintenance 
Workers 

Journey Level  $35.19   5L  1E 
 

King  Electricians ‐ Inside  Cable Splicer  $97.21   7C  4E 
 

King  Electricians ‐ Inside  Cable Splicer (tunnel)  $104.49   7C  4E 
 

King  Electricians ‐ Inside  Certified Welder  $93.91   7C  4E 
 

King  Electricians ‐ Inside  Certified Welder (tunnel)  $100.86   7C  4E 
 

King  Electricians ‐ Inside  Construction Stock Person  $47.03   7C  4E 
 

King  Electricians ‐ Inside  Journey Level  $90.59   7C  4E 
 

King  Electricians ‐ Inside  Journey Level (tunnel)  $97.21   7C  4E 
 

King  Electricians ‐ Motor Shop  Journey Level  $48.68   5A  1B 
 

King  Electricians ‐ Powerline 
Construction 

Cable Splicer  $88.89   5A  4D 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Electricians ‐ Powerline 
Construction 

Certified Line Welder  $81.65   5A  4D 
 

King  Electricians ‐ Powerline 
Construction 

Groundperson  $52.91   5A  4D 
 

King  Electricians ‐ Powerline 
Construction 

Heavy Line Equipment Operator  $81.65   5A  4D 
 

King  Electricians ‐ Powerline 
Construction 

Journey Level Lineperson  $81.65   5A  4D 
 

King  Electricians ‐ Powerline 
Construction 

Line Equipment Operator  $70.02   5A  4D 
 

King  Electricians ‐ Powerline 
Construction 

Meter Installer  $52.91   5A  4D  8W 

King  Electricians ‐ Powerline 
Construction 

Pole Sprayer  $81.65   5A  4D 
 

King  Electricians ‐ Powerline 
Construction 

Powderperson  $60.75   5A  4D 
 

King  Electronic Technicians  Journey Level  $59.10   7E  1E 
 

King  Elevator Constructors  Mechanic  $103.81   7D  4A 
 

King  Elevator Constructors  Mechanic In Charge  $112.09   7D  4A 
 

King  Fabricated Precast Concrete 
Products 

All Classifications ‐ In‐Factory Work Only  $18.25   5B  1R 
 

King  Fence Erectors  Fence Erector  $46.29   15J  4V  8Y 

King  Fence Erectors  Fence Laborer  $46.29   15J  4V  8Y 

King  Flaggers  Journey Level  $46.29   15J  4V  8Y 

King  Glaziers  Journey Level  $72.41   7L  1Y 
 

King  Heat & Frost Insulators And 
Asbestos Workers 

Journey Level  $82.02   15H  11C 
 

King  Heating Equipment Mechanics  Journey Level  $91.83   7F  1E 
 

King  Hod Carriers & Mason Tenders  Journey Level  $57.31   15J  4V  8Y 

King  Industrial Power Vacuum Cleaner  Journey Level  $14.49  
 

1 
 

King  Inland Boatmen  Boat Operator  $61.41   5B  1K 
 

King  Inland Boatmen  Deckhand  $57.48   5B  1K 
 

King  Inland Boatmen  Deckhand Engineer  $58.81   5B  1K 
 

King  Inland Boatmen  Launch Operator  $58.89   5B  1K 
 

King  Inland Boatmen  Mate  $57.31   5B  1K 
 

King  Inspection/Cleaning/Sealing Of 
Sewer & Water Systems By 
Remote Control 

Cleaner Operator, Foamer Operator  $31.49  
 

1 
 

King  Inspection/Cleaning/Sealing Of 
Sewer & Water Systems By 
Remote Control 

Grout Truck Operator  $14.49  
 

1 
 

King  Inspection/Cleaning/Sealing Of 
Sewer & Water Systems By 
Remote Control 

Head Operator  $24.91  
 

1 
 

King  Inspection/Cleaning/Sealing Of 
Sewer & Water Systems By 
Remote Control 

Technician  $19.33  
 

1 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Inspection/Cleaning/Sealing Of 
Sewer & Water Systems By 
Remote Control 

Tv Truck Operator  $20.45  
 

1 
 

King  Insulation Applicators  Journey Level  $68.19   15J  4C 
 

King  Ironworkers  Journeyman  $80.28   7N  1O 
 

King  Laborers  Air, Gas Or Electric Vibrating Screed  $54.62   15J  4V  8Y 

King  Laborers  Airtrac Drill Operator  $56.31   15J  4V  8Y 

King  Laborers  Ballast Regular Machine  $54.62   15J  4V  8Y 

King  Laborers  Batch Weighman  $46.29   15J  4V  8Y 

King  Laborers  Brick Pavers  $54.62   15J  4V  8Y 

King  Laborers  Brush Cutter  $54.62   15J  4V  8Y 

King  Laborers  Brush Hog Feeder  $54.62   15J  4V  8Y 

King  Laborers  Burner  $54.62   15J  4V  8Y 

King  Laborers  Caisson Worker  $56.31   15J  4V  8Y 

King  Laborers  Carpenter Tender  $54.62   15J  4V  8Y 

King  Laborers  Cement Dumper‐paving  $55.62   15J  4V  8Y 

King  Laborers  Cement Finisher Tender  $54.62   15J  4V  8Y 

King  Laborers  Change House Or Dry Shack  $54.62   15J  4V  8Y 

King  Laborers  Chipping Gun (30 Lbs. And Over)  $55.62   15J  4V  8Y 

King  Laborers  Chipping Gun (Under 30 Lbs.)  $54.62   15J  4V  8Y 

King  Laborers  Choker Setter  $54.62   15J  4V  8Y 

King  Laborers  Chuck Tender  $54.62   15J  4V  8Y 

King  Laborers  Clary Power Spreader  $55.62   15J  4V  8Y 

King  Laborers  Clean‐up Laborer  $54.62   15J  4V  8Y 

King  Laborers  Concrete Dumper/Chute Operator  $55.62   15J  4V  8Y 

King  Laborers  Concrete Form Stripper  $54.62   15J  4V  8Y 

King  Laborers  Concrete Placement Crew  $55.62   15J  4V  8Y 

King  Laborers  Concrete Saw Operator/Core Driller  $55.62   15J  4V  8Y 

King  Laborers  Crusher Feeder  $46.29   15J  4V  8Y 

King  Laborers  Curing Laborer  $54.62   15J  4V  8Y 

King  Laborers  Demolition: Wrecking & Moving (Incl. Charred 
Material) 

$54.62   15J  4V  8Y 

King  Laborers  Ditch Digger  $54.62   15J  4V  8Y 

King  Laborers  Diver  $56.31   15J  4V  8Y 

King  Laborers  Drill Operator (Hydraulic, Diamond)  $55.62   15J  4V  8Y 

King  Laborers  Dry Stack Walls  $54.62   15J  4V  8Y 

King  Laborers  Dump Person  $54.62   15J  4V  8Y 

King  Laborers  Epoxy Technician  $54.62   15J  4V  8Y 

King  Laborers  Erosion Control Worker  $54.62   15J  4V  8Y 

King  Laborers  Faller & Bucker Chain Saw  $55.62   15J  4V  8Y 

King  Laborers  Fine Graders  $54.62   15J  4V  8Y 

King  Laborers  Firewatch  $46.29   15J  4V  8Y 

King  Laborers  Form Setter  $54.62   15J  4V  8Y 

King  Laborers  Gabian Basket Builders  $54.62   15J  4V  8Y 

King  Laborers  General Laborer  $54.62   15J  4V  8Y 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Laborers  Grade Checker & Transit Person  $57.31   15J  4V  8Y 

King  Laborers  Grinders  $54.62   15J  4V  8Y 

King  Laborers  Grout Machine Tender  $54.62   15J  4V  8Y 

King  Laborers  Groutmen (Pressure) Including Post Tension Beams  $55.62   15J  4V  8Y 

King  Laborers  Guardrail Erector  $54.62   15J  4V  8Y 

King  Laborers  Hazardous Waste Worker (Level A)  $56.31   15J  4V  8Y 

King  Laborers  Hazardous Waste Worker (Level B)  $55.62   15J  4V  8Y 

King  Laborers  Hazardous Waste Worker (Level C)  $54.62   15J  4V  8Y 

King  Laborers  High Scaler  $56.31   15J  4V  8Y 

King  Laborers  Jackhammer  $55.62   15J  4V  8Y 

King  Laborers  Laserbeam Operator  $55.62   15J  4V  8Y 

King  Laborers  Maintenance Person  $54.62   15J  4V  8Y 

King  Laborers  Manhole Builder‐Mudman  $55.62   15J  4V  8Y 

King  Laborers  Material Yard Person  $54.62   15J  4V  8Y 

King  Laborers  Motorman‐Dinky Locomotive  $55.62   15J  4V  8Y 

King  Laborers  nozzleman  $57.31   15J  4V  8Y 

King  Laborers  Pavement Breaker  $55.62   15J  4V  8Y 

King  Laborers  Pilot Car  $46.29   15J  4V  8Y 

King  Laborers  Pipe Layer (Lead)  $57.31   15J  4V  8Y 

King  Laborers  Pipe Layer/Tailor  $55.62   15J  4V  8Y 

King  Laborers  Pipe Pot Tender  $55.62   15J  4V  8Y 

King  Laborers  Pipe Reliner  $55.62   15J  4V  8Y 

King  Laborers  Pipe Wrapper  $55.62   15J  4V  8Y 

King  Laborers  Pot Tender  $54.62   15J  4V  8Y 

King  Laborers  Powderman  $56.31   15J  4V  8Y 

King  Laborers  Powderman's Helper  $54.62   15J  4V  8Y 

King  Laborers  Power Jacks  $55.62   15J  4V  8Y 

King  Laborers  Railroad Spike Puller ‐ Power  $55.62   15J  4V  8Y 

King  Laborers  Raker ‐ Asphalt  $57.31   15J  4V  8Y 

King  Laborers  Re‐timberman  $56.31   15J  4V  8Y 

King  Laborers  Remote Equipment Operator  $55.62   15J  4V  8Y 

King  Laborers  Rigger/Signal Person  $55.62   15J  4V  8Y 

King  Laborers  Rip Rap Person  $54.62   15J  4V  8Y 

King  Laborers  Rivet Buster  $55.62   15J  4V  8Y 

King  Laborers  Rodder  $55.62   15J  4V  8Y 

King  Laborers  Scaffold Erector  $54.62   15J  4V  8Y 

King  Laborers  Scale Person  $54.62   15J  4V  8Y 

King  Laborers  Sloper (Over 20)"  $55.62   15J  4V  8Y 

King  Laborers  Sloper Sprayer  $54.62   15J  4V  8Y 

King  Laborers  Spreader (Concrete)  $55.62   15J  4V  8Y 

King  Laborers  Stake Hopper  $54.62   15J  4V  8Y 

King  Laborers  Stock Piler  $54.62   15J  4V  8Y 

King  Laborers  Swinging Stage/Boatswain Chair  $46.29   15J  4V  8Y 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Laborers  Tamper & Similar Electric, Air & Gas Operated Tools  $55.62   15J  4V  8Y 

King  Laborers  Tamper (Multiple & Self‐propelled)  $55.62   15J  4V  8Y 

King  Laborers  Timber Person ‐ Sewer (Lagger, Shorer & Cribber)  $55.62   15J  4V  8Y 

King  Laborers  Toolroom Person (at Jobsite)  $54.62   15J  4V  8Y 

King  Laborers  Topper  $54.62   15J  4V  8Y 

King  Laborers  Track Laborer  $54.62   15J  4V  8Y 

King  Laborers  Track Liner (Power)  $55.62   15J  4V  8Y 

King  Laborers  Traffic Control Laborer  $49.50   15J  4V  9C 

King  Laborers  Traffic Control Supervisor  $52.45   15J  4V  9C 

King  Laborers  Truck Spotter  $54.62   15J  4V  8Y 

King  Laborers  Tugger Operator  $55.62   15J  4V  8Y 

King  Laborers  Tunnel Work‐Compressed Air Worker 0‐30 psi  $142.82   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 30.01‐44.00 psi  $147.85   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 44.01‐54.00 psi  $151.53   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 54.01‐60.00 psi  $157.23   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 60.01‐64.00 psi  $159.35   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 64.01‐68.00 psi  $164.45   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 68.01‐70.00 psi  $166.35   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 70.01‐72.00 psi  $168.35   15J  4V  9B 

King  Laborers  Tunnel Work‐Compressed Air Worker 72.01‐74.00 psi  $170.35   15J  4V  9B 

King  Laborers  Tunnel Work‐Guage and Lock Tender  $57.41   15J  4V  8Y 

King  Laborers  Tunnel Work‐Miner  $57.41   15J  4V  8Y 

King  Laborers  Tunnel Work‐Miner  $57.41   7A  4V  8Y 

King  Laborers  Vibrator  $55.62   15J  4V  8Y 

King  Laborers  Vinyl Seamer  $54.62   15J  4V  8Y 

King  Laborers  Watchman   $42.08   15J  4V  8Y 

King  Laborers  Welder  $55.62   15J  4V  8Y 

King  Laborers  Well Point Laborer  $55.62   15J  4V  8Y 

King  Laborers  Window Washer/Cleaner  $42.08   15J  4V  8Y 

King  Laborers ‐ Underground Sewer & 
Water 

General Laborer & Topman  $54.62   15J  4V  8Y 

King  Laborers ‐ Underground Sewer & 
Water 

Pipe Layer  $55.62   15J  4V  8Y 

King  Landscape Construction  Landscape Construction/Landscaping Or Planting 
Laborers 

$42.08   15J  4V  8Y 

King  Landscape Construction  Landscape Operator  $75.50   15J  11G  8X 

King  Landscape Maintenance  Groundskeeper  $17.87  
 

1 
 

King  Lathers  Journey Level  $68.19   15J  4C 
 

King  Marble Setters  Journey Level  $63.32   7E  1N 
 

King  Metal Fabrication (In Shop)  Fitter/Certified Welder  $42.17   15I  11E 
 

King  Metal Fabrication (In Shop)  General Laborer  $30.07   15I  11E 
 

King  Metal Fabrication (In Shop)  Mechanic  $43.63   15I  11E 
 

King  Metal Fabrication (In Shop)  Welder/Burner  $39.28   15I  11E 
 

King  Millwright  Journey Level  $69.74   15J  4C 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Modular Buildings  Cabinet Assembly  $14.49  
 

1 
 

King  Modular Buildings  Electrician  $14.49  
 

1 
 

King  Modular Buildings  Equipment Maintenance  $14.49  
 

1 
 

King  Modular Buildings  Plumber  $14.49  
 

1 
 

King  Modular Buildings  Production Worker  $14.49  
 

1 
 

King  Modular Buildings  Tool Maintenance  $14.49  
 

1 
 

King  Modular Buildings  Utility Person  $14.49  
 

1 
 

King  Modular Buildings  Welder  $14.49  
 

1 
 

King  Painters  Journey Level  $47.70   6Z  2B 
 

King  Pile Driver  Crew Tender  $62.69   15J  4C 
 

King  Pile Driver  Crew Tender/Technician  $62.69   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 0‐30.00 
PSI 

$85.00   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 30.01 ‐ 
44.00 PSI 

$90.00   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 44.01 ‐ 
54.00 PSI 

$94.00   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 64.01 ‐ 
68.00 PSI 

$106.50   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 68.01 ‐ 
70.00 PSI 

$108.50   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 70.01 ‐ 
72.00 PSI 

$110.50   15J  4C 
 

King  Pile Driver  Hyperbaric Worker ‐ Compressed Air Worker 72.01 ‐ 
74.00 PSI 

$112.50   15J  4C 
 

King  Pile Driver  Journey Level  $68.64   15J  4C 
 

King  Plasterers  Journey Level  $64.14   7Q  1R 
 

King  Plasterers  Nozzleman  $67.64   7Q  1R 
 

King  Playground & Park Equipment 
Installers 

Journey Level  $14.49  
 

1 
 

King  Plumbers & Pipefitters  Journey Level  $94.69   6Z  1G 
 

King  Power Equipment Operators  Asphalt Plant Operators  $76.77   15J  11G  8X 

King  Power Equipment Operators  Assistant Engineer  $72.20   15J  11G  8X 

King  Power Equipment Operators  Barrier Machine (zipper)  $76.09   15J  11G  8X 

King  Power Equipment Operators  Batch Plant Operator: concrete  $76.09   15J  11G  8X 

King  Power Equipment Operators  Boat Operator  $76.87   7A  11H  8X 

King  Power Equipment Operators  Bobcat  $72.20   15J  11G  8X 

King  Power Equipment Operators  Brokk ‐ Remote Demolition Equipment  $72.20   15J  11G  8X 

King  Power Equipment Operators  Brooms  $72.20   15J  11G  8X 

King  Power Equipment Operators  Bump Cutter  $76.09   15J  11G  8X 

King  Power Equipment Operators  Cableways  $76.77   15J  11G  8X 

King  Power Equipment Operators  Chipper  $76.09   15J  11G  8X 

King  Power Equipment Operators  Compressor  $72.20   15J  11G  8X 

King  Power Equipment Operators  Concrete Finish Machine ‐ Laser Screed  $72.20   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators  Concrete Pump ‐ Mounted Or Trailer High Pressure 
Line Pump, Pump High Pressure 

$75.50   15J  11G  8X 

King  Power Equipment Operators  Concrete Pump: Truck Mount With Boom 
Attachment Over 42 M 

$76.77   15J  11G  8X 

King  Power Equipment Operators  Concrete Pump: Truck Mount With Boom 
Attachment Up To 42m 

$76.09   15J  11G  8X 

King  Power Equipment Operators  Conveyors  $75.50   15J  11G  8X 

King  Power Equipment Operators  Cranes Friction: 200 tons and over  $79.20   7A  11H  8X 

King  Power Equipment Operators  Cranes, A‐frame: 10 tons and under  $72.30   7A  11H  8X 

King  Power Equipment Operators  Cranes: 100 tons through 199 tons, or 150â€™ of 
boom (including jib with attachments) 

$77.63   7A  11H  8X 

King  Power Equipment Operators  Cranes: 20 tons through 44 tons with attachments  $76.19   7A  11H  8X 

King  Power Equipment Operators  Cranes: 200 tons‐ 299 tons, or 250â€™ of boom 
including jib with attachments 

$78.44   7A  11H  8X 

King  Power Equipment Operators  Cranes: 300 tons and over or 300â€™ of boom 
including jib with attachments  

$79.20   7A  11H  8X 

King  Power Equipment Operators  Cranes: 45 tons through 99 tons, under 150â€™ of 
boom(including jib with attachments) 

$76.87   7A  11H  8X 

King  Power Equipment Operators  Cranes: Friction cranes through 199 tons  $78.44   7A  11H  8X 

King  Power Equipment Operators  Cranes: through 19 tons with attachments, a‐frame 
over 10 tons 

$75.60   7A  11H  8X 

King  Power Equipment Operators  Crusher  $76.09   15J  11G  8X 

King  Power Equipment Operators  Deck Engineer/Deck Winches (power)  $76.09   15J  11G  8X 

King  Power Equipment Operators  Derricks, On Building Work  $76.77   15J  11G  8X 

King  Power Equipment Operators  Dozers D‐9 & Under  $75.50   15J  11G  8X 

King  Power Equipment Operators  Drill Oilers: Auger Type, Truck Or Crane Mount  $75.50   15J  11G  8X 

King  Power Equipment Operators  Drilling Machine  $77.53   15J  11G  8X 

King  Power Equipment Operators  Elevator and man‐lift: permanent and shaft type  $72.20   15J  11G  8X 

King  Power Equipment Operators  Finishing Machine, Bidwell And Gamaco & Similar 
Equipment 

$76.09   15J  11G  8X 

King  Power Equipment Operators  Forklift: 3000 lbs and over with attachments  $75.50   15J  11G  8X 

King  Power Equipment Operators  Grade Engineer: Using Blue Prints, Cut Sheets, Etc  $76.09   15J  11G  8X 

King  Power Equipment Operators  Gradechecker/Stakeman  $72.20   15J  11G  8X 

King  Power Equipment Operators  Guardrail Punch  $76.09   15J  11G  8X 

King  Power Equipment Operators  Hard Tail End Dump Articulating Off‐ Road Equipment 
45 Yards. & Over 

$76.77   15J  11G  8X 

King  Power Equipment Operators  Hard Tail End Dump Articulating Off‐road Equipment 
Under 45 Yards 

$76.09   15J  11G  8X 

King  Power Equipment Operators  Horizontal/Directional Drill Locator  $75.50   15J  11G  8X 

King  Power Equipment Operators  Horizontal/Directional Drill Operator  $76.09   15J  11G  8X 

King  Power Equipment Operators  Hydralifts/Boom Trucks Over 10 Tons  $75.60   7A  11H  8X 

King  Power Equipment Operators  Hydralifts/boom trucks: 10 tons and under  $72.30   7A  11H  8X 

King  Power Equipment Operators  Leverman  $78.33   15J  11G  8X 

King  Power Equipment Operators  Loader, Overhead, 6 Yards. But Not Including 8 Yards  $76.77   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators  Loaders, Overhead Under 6 Yards  $76.09   15J  11G  8X 

King  Power Equipment Operators  Loaders, Plant Feed  $76.09   15J  11G  8X 

King  Power Equipment Operators  Loaders: Elevating Type Belt  $75.50   15J  11G  8X 

King  Power Equipment Operators  Locomotives, All  $76.09   15J  11G  8X 

King  Power Equipment Operators  Material Transfer Device  $76.09   15J  11G  8X 

King  Power Equipment Operators  Mechanics: All (Leadmen ‐ $0.50 per hour over 
mechanic) 

$77.53   15J  11G  8X 

King  Power Equipment Operators  Motor Patrol Graders  $76.77   15J  11G  8X 

King  Power Equipment Operators  Mucking Machine, Mole, Tunnel Drill, Boring, Road 
Header And/or Shield 

$76.77   15J  11G  8X 

King  Power Equipment Operators  Oil Distributors, Blower Distribution & Mulch Seeding 
Operator 

$72.20   15J  11G  8X 

King  Power Equipment Operators  Outside Hoists (Elevators and Manlifts), Air Tuggers, 
Strato 

$75.50   15J  11G  8X 

King  Power Equipment Operators  Overhead, bridge type: 100 tons and over  $77.63   7A  11H  8X 

King  Power Equipment Operators  Overhead, bridge type: 45 tons through 99 tons  $76.87   7A  11H  8X 

King  Power Equipment Operators  Pavement Breaker  $72.20   15J  11G  8X 

King  Power Equipment Operators  Pile Driver (other Than Crane Mount)  $76.09   15J  11G  8X 

King  Power Equipment Operators  Plant Oiler ‐ Asphalt, Crusher  $75.50   15J  11G  8X 

King  Power Equipment Operators  Posthole Digger, Mechanical  $72.20   15J  11G  8X 

King  Power Equipment Operators  Power Plant  $72.20   15J  11G  8X 

King  Power Equipment Operators  Pumps ‐ Water  $72.20   15J  11G  8X 

King  Power Equipment Operators  Quad 9, Hd 41, D10 And Over  $76.77   15J  11G  8X 

King  Power Equipment Operators  Remote Control Operator On Rubber Tired Earth 
Moving Equipment 

$76.77   15J  11G  8X 

King  Power Equipment Operators  Rigger and Bellman  $72.30   7A  11H  8X 

King  Power Equipment Operators  Rigger/Signal Person, Bellman(Certified)  $75.60   7A  11H  8X 

King  Power Equipment Operators  Rollagon  $76.77   15J  11G  8X 

King  Power Equipment Operators  Roller, Other Than Plant Mix  $72.20   15J  11G  8X 

King  Power Equipment Operators  Roller, Plant Mix Or Multi‐lift Materials  $75.50   15J  11G  8X 

King  Power Equipment Operators  Roto‐mill, Roto‐grinder  $76.09   15J  11G  8X 

King  Power Equipment Operators  Saws ‐ Concrete  $75.50   15J  11G  8X 

King  Power Equipment Operators  Scraper, Self Propelled Under 45 Yards  $76.09   15J  11G  8X 

King  Power Equipment Operators  Scrapers ‐ Concrete & Carry All  $75.50   15J  11G  8X 

King  Power Equipment Operators  Scrapers, Self‐propelled: 45 Yards And Over  $76.77   15J  11G  8X 

King  Power Equipment Operators  Service Engineers: Equipment  $75.50   15J  11G  8X 

King  Power Equipment Operators  Shotcrete/Gunite Equipment  $72.20   15J  11G  8X 

King  Power Equipment Operators  Shovel, Excavator, Backhoe, Tractors Under 15 Metric 
Tons 

$75.50   15J  11G  8X 

King  Power Equipment Operators  Shovel, Excavator, Backhoe: Over 30 Metric Tons To 
50 Metric Tons 

$76.77   15J  11G  8X 

King  Power Equipment Operators  Shovel, Excavator, Backhoes, Tractors: 15 To 30 
Metric Tons 

$76.09   15J  11G  8X 

King  Power Equipment Operators  Shovel, Excavator, Backhoes: Over 50 Metric Tons To 
90 Metric Tons 

$77.53   15J  11G  8X 

King  Power Equipment Operators  Shovel, Excavator, Backhoes: Over 90 Metric Tons  $78.33   15J  11G  8X 

King  Power Equipment Operators  Slipform Pavers  $76.77   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators  Spreader, Topsider & Screedman  $76.77   15J  11G  8X 

King  Power Equipment Operators  Subgrader Trimmer  $76.09   15J  11G  8X 

King  Power Equipment Operators  Tower Bucket Elevators  $75.50   15J  11G  8X 

King  Power Equipment Operators  Tower Crane: over 175' through 250' in height, base 
to boom 

$78.44   7A  11H  8X 

King  Power Equipment Operators  Tower crane: up to 175' in height base to boom  $77.63   7A  11H  8X 

King  Power Equipment Operators  Tower Cranes: over 250â€™ in height from base to 
boom 

$79.20   7A  11H  8X 

King  Power Equipment Operators  Transporters, All Track Or Truck Type  $76.77   15J  11G  8X 

King  Power Equipment Operators  Trenching Machines  $75.50   15J  11G  8X 

King  Power Equipment Operators  Truck crane oiler/driver: under 100 tons  $75.60   7A  11H  8X 

King  Power Equipment Operators  Truck Mount Portable Conveyor  $76.09   15J  11G  8X 

King  Power Equipment Operators  Welder  $76.77   15J  11G  8X 

King  Power Equipment Operators  Wheel Tractors, Farmall Type  $72.20   15J  11G  8X 

King  Power Equipment Operators  Yo Yo Pay Dozer  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Asphalt Plant Operators  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Assistant Engineer  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Barrier Machine (zipper)  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Batch Plant Operator, Concrete  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Boat Operator  $76.87   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Bobcat  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Brokk ‐ Remote Demolition Equipment  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Brooms  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Bump Cutter  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cableways  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Chipper  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Compressor  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Concrete Finish Machine ‐ Laser Screed  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Concrete Pump ‐ Mounted Or Trailer High Pressure 
Line Pump, Pump High Pressure 

$75.50   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Concrete Pump: Truck Mount With Boom 
Attachment Over 42 M 

$76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Concrete Pump: Truck Mount With Boom 
Attachment Up To 42m 

$76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Conveyors  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes Friction: 200 tons and over  $79.20   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes, A‐frame: 10 tons and under  $72.30   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: 100 tons through 199 tons, or 150â€™ of 
boom (including jib with attachments) 

$77.63   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: 20 tons through 44 tons with attachments  $76.19   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: 20 tons through 44 tons with attachments  $76.19   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: 200 tons‐ 299 tons, or 250â€™ of boom 
including jib with attachments 

$78.44   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: 300 tons and over or 300â€™ of boom 
including jib with attachments 

$79.20   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: 45 tons through 99 tons, under 150â€™ of 
boom(including jib with attachments) 

$76.87   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: Friction cranes through 199 tons  $78.44   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Cranes: through 19 tons with attachments, a‐frame 
over 10 tons 

$75.60   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Crusher  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Deck Engineer/Deck Winches (power)  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Derricks, On Building Work  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Dozers D‐9 & Under  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Drill Oilers: Auger Type, Truck Or Crane Mount  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Drilling Machine  $77.53   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Elevator and man‐lift: permanent and shaft type  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Finishing Machine, Bidwell And Gamaco & Similar 
Equipment 

$76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Forklift: 3000 lbs and over with attachments  $75.50   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Forklifts: under 3000 lbs. with attachments  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Forklifts: under 3000 lbs. with attachments  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Grade Engineer: Using Blue Prints, Cut Sheets, Etc  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Gradechecker/Stakeman  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Guardrail Punch  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Hard Tail End Dump Articulating Off‐ Road Equipment 
45 Yards. & Over 

$76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Hard Tail End Dump Articulating Off‐road Equipment 
Under 45 Yards 

$76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Horizontal/Directional Drill Locator  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Horizontal/Directional Drill Operator  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Hydralifts/boom trucks: 10 tons and under  $72.30   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Hydralifts/boom trucks: over 10 tons  $75.60   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Leverman  $78.33   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Loader, Overhead, 6 Yards. But Not Including 8 Yards  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Loaders, Overhead Under 6 Yards  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Loaders, Plant Feed  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Loaders: Elevating Type Belt  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Locomotives, All  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Material Transfer Device  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Mechanics: All (Leadmen ‐ $0.50 per hour over 
mechanic) 

$77.53   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Motor Patrol Graders  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Mucking Machine, Mole, Tunnel Drill, Boring, Road 
Header And/or Shield 

$76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Oil Distributors, Blower Distribution & Mulch Seeding 
Operator 

$72.20   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Outside Hoists (Elevators and Manlifts), Air Tuggers, 
Strato 

$75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Overhead, bridge type: 100 tons and over  $77.63   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Overhead, bridge type: 45 tons through 99 tons  $76.87   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Pavement Breaker  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Pile Driver (other Than Crane Mount)  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Plant Oiler ‐ Asphalt, Crusher  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Posthole Digger, Mechanical  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Power Plant  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Pumps ‐ Water  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Quad 9, Hd 41, D10 And Over  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Remote Control Operator On Rubber Tired Earth 
Moving Equipment 

$76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Rigger and Bellman  $72.30   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Rigger/Signal Person, Bellman(Certified)  $75.60   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Rollagon  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Roller, Other Than Plant Mix  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Roller, Plant Mix Or Multi‐lift Materials  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Roto‐mill, Roto‐grinder  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Saws ‐ Concrete  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Scraper, Self Propelled Under 45 Yards  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Scrapers ‐ Concrete & Carry All  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Scrapers, Self‐propelled: 45 Yards And Over  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Shotcrete/Gunite Equipment  $72.20   15J  11G  8X 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Shovel, Excavator, Backhoe, Tractors Under 15 Metric 
Tons 

$75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Shovel, Excavator, Backhoe: Over 30 Metric Tons To 
50 Metric Tons 

$76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Shovel, Excavator, Backhoes, Tractors: 15 To 30 
Metric Tons 

$76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Shovel, Excavator, Backhoes: Over 50 Metric Tons To 
90 Metric Tons 

$77.53   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Shovel, Excavator, Backhoes: Over 90 Metric Tons  $78.33   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Slipform Pavers  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Spreader, Topsider & Screedman  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Subgrader Trimmer  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Tower Bucket Elevators  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Tower Crane: over 175' through 250' in height, base 
to boom 

$78.44   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Tower crane: up to 175' in height base to boom  $77.63   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Tower Cranes: over 250â€™ in height from base to 
boom 

$79.20   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Transporters, All Track Or Truck Type  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Trenching Machines  $75.50   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Truck Crane Oiler/Driver: 100 tons and over  $76.19   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Truck crane oiler/driver: under 100 tons  $75.60   7A  11H  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Truck Mount Portable Conveyor  $76.09   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Welder  $76.77   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Wheel Tractors, Farmall Type  $72.20   15J  11G  8X 

King  Power Equipment Operators‐ 
Underground Sewer & Water 

Yo Yo Pay Dozer  $76.09   15J  11G  8X 

King  Power Line Clearance Tree 
Trimmers 

Journey Level In Charge  $57.22   5A  4A 
 

King  Power Line Clearance Tree 
Trimmers 

Spray Person  $54.32   5A  4A 
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County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Power Line Clearance Tree 
Trimmers 

Tree Equipment Operator  $57.22   5A  4A 
 

King  Power Line Clearance Tree 
Trimmers 

Tree Trimmer  $51.18   5A  4A 
 

King  Power Line Clearance Tree 
Trimmers 

Tree Trimmer Groundperson  $38.99   5A  4A 
 

King  Refrigeration & Air Conditioning  
Mechanics 

Journey Level  $90.01   6Z  1G 
 

King  Residential Brick Mason  Journey Level  $63.32   7E  1N 
 

King  Residential Carpenters  Journey Level  $36.44  
 

1 
 

King  Residential Cement Masons  Journey Level  $46.64  
 

1 
 

King  Residential Drywall Applicators  Journey Level  $68.19   15J  4C 
 

King  Residential Drywall Tapers  Journey Level  $36.36  
 

1 
 

King  Residential Electricians  Journey Level  $48.80  
 

1 
 

King  Residential Glaziers  Journey Level  $28.93  
 

1 
 

King  Residential Insulation Applicators  Journey Level  $28.18  
 

1 
 

King  Residential Laborers  Journey Level  $29.73  
 

1 
 

King  Residential Marble Setters  Journey Level  $27.38  
 

1 
 

King  Residential Painters  Journey Level  $23.47  
 

1 
 

King  Residential Plumbers & Pipefitters  Journey Level  $94.69   6Z  1G 
 

King  Residential Refrigeration & Air 
Conditioning Mechanics 

Journey Level  $90.01   6Z  1G 
 

King  Residential Sheet Metal Workers  Journey Level  $91.83   7F  1E 
 

King  Residential Soft Floor Layers  Journey Level  $51.91   5A  3J 
 

King  Residential Sprinkler Fitters (Fire 
Protection) 

Journey Level  $53.04   5C  2R 
 

King  Residential Stone Masons  Journey Level  $63.32   7E  1N 
 

King  Residential Terrazzo Workers  Journey Level  $58.71   7E  1N 
 

King  Residential Terrazzo/Tile Finishers  Journey Level  $24.39  
 

1 
 

King  Residential Tile Setters  Journey Level  $21.04  
 

1 
 

King  Roofers  Journey Level  $59.05   5A  3H 
 

King  Roofers  Using Irritable Bituminous Materials  $62.05   5A  3H 
 

King  Sheet Metal Workers  Journey Level (Field or Shop)  $91.83   7F  1E 
 

King  Sign Makers & Installers 
(Electrical) 

Journey Level  $53.62   0  1 
 

King  Sign Makers & Installers (Non‐
Electrical) 

Journey Level  $34.42   0  1 
 

King  Soft Floor Layers  Journey Level  $54.41   5A  3J 
 

King  Solar Controls For Windows  Journey Level  $14.49  
 

1 
 

King  Sprinkler Fitters (Fire Protection)  Journey Level  $89.49   5C  1X 
 

King  Stage Rigging Mechanics (Non 
Structural) 

Journey Level  $14.49  
 

1 
 

King  Stone Masons  Journey Level  $63.32   7E  1N 
 

910



Washington State Prevailing Wage – March 2022 Schedule 

Page 16 of 16 

 

County   Trade   Job Classification   Wage   Holiday   Overtime   Notes 

King  Street And Parking Lot Sweeper 
Workers 

Journey Level  $19.09  
 

1 
 

King  Surveyors  Assistant Construction Site Surveyor  $75.60   7A  11H  8X 

King  Surveyors  Chainman  $72.30   7A  11H  8X 

King  Surveyors  Construction Site Surveyor  $76.87   7A  11H  8X 

King  Surveyors  Drone Operator (when used in conjunction with 
survey work only) 

$72.30   7A  11H  8X 

King  Surveyors  Ground Penetrating Radar Operator  $72.30   7A  11H  8X 

King  Telecommunication Technicians  Journey Level  $59.10   7E  1E 
 

King  Telephone Line Construction ‐ 
Outside 

Cable Splicer  $38.27   5A  2B 
 

King  Telephone Line Construction ‐ 
Outside 

Hole Digger/Ground Person  $25.66   5A  2B 
 

King  Telephone Line Construction ‐ 
Outside 

Telephone Equipment Operator (Light)  $31.96   5A  2B 
 

King  Telephone Line Construction ‐ 
Outside 

Telephone Lineperson  $36.17   5A  2B 
 

King  Terrazzo Workers  Journey Level  $58.71   7E  1N 
 

King  Tile Setters  Journey Level  $58.71   7E  1N 
 

King  Tile, Marble & Terrazzo Finishers  Finisher  $49.54   7E  1N 
 

King  Traffic Control Stripers  Journey Level  $50.51   7A  1K 
 

King  Truck Drivers  Asphalt Mix Over 16 Yards  $69.95   15J  11I  8L 

King  Truck Drivers  Asphalt Mix To 16 Yards  $69.11   15J  11I  8L 

King  Truck Drivers  Dump Truck  $69.11   15J  11I  8L 

King  Truck Drivers  Dump Truck & Trailer  $69.95   15J  11I  8L 

King  Truck Drivers  Other Trucks  $69.95   15J  11I  8L 

King  Truck Drivers ‐ Ready Mix  Transit Mix  $69.95   15J  11I  8L 

King  Well Drillers & Irrigation Pump 
Installers 

Irrigation Pump Installer  $17.71  
 

1 
 

King  Well Drillers & Irrigation Pump 
Installers 

Oiler  $14.49  
 

1 
 

King  Well Drillers & Irrigation Pump 
Installers 

Well Driller  $18.00  
 

1 
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************************************************************************************************************  

Overtime Codes 

 
Overtime calculations are based on the hourly rate actually paid to the worker. On public works projects, the hourly rate 

must be not less than the prevailing rate of wage minus the hourly rate of the cost of fringe benefits actually provided for 

the worker. 

 
1. ALL HOURS WORKED IN EXCESS OF EIGHT (8) HOURS PER DAY OR FORTY (40) HOURS PER WEEK SHALL BE 

PAID AT ONE AND ONE-HALF TIMES THE HOURLY RATE OF WAGE. 

 
B.  All hours worked on Saturdays shall be paid at one and one-half times the hourly rate of wage.  All hours worked on 

Sundays and holidays shall be paid at double the hourly rate of wage.  

 
C.  The first two (2) hours after eight (8) regular hours Monday through Friday and the first ten (10) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage.  All other overtime hours and all hours worked on 

Sundays and holidays shall be paid at double the hourly rate of wage. 

 
D.  The first two (2) hours before or after a five-eight (8) hour workweek day or a four-ten (10) hour workweek day and 

the first eight (8) hours worked the next day after either workweek shall be paid at one and one-half times the hourly 

rate of wage. All additional hours worked and all worked on Sundays and holidays shall be paid at double the hourly 

rate of wage. 

 
E.  The first two (2) hours after eight (8) regular hours Monday through Friday and the first eight (8) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage.  All other hours worked Monday through Saturday, 

and all hours worked on Sundays and holidays shall be paid at double the hourly rate of wage. 

  

F.  The first two (2) hours after eight (8) regular hours Monday through Friday and the first ten (10) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage. All other overtime hours worked, except Labor Day, 

shall be paid at double the hourly rate of wage. All hours worked on Labor Day shall be paid at three times the hourly 

rate of wage. 

  

G.  The first ten (10) hours worked on Saturdays and the first ten (10) hours worked on a fifth calendar weekday in a four-

ten hour schedule, shall be paid at one and one-half times the hourly rate of wage. All hours worked in excess of ten 

(10) hours per day Monday through Saturday and all hours worked on Sundays and holidays shall be paid at double 

the hourly rate of wage. 

 
H.  All hours worked on Saturdays (except makeup days if work is lost due to inclement weather conditions or equipment 

breakdown) shall be paid at one and one-half times the hourly rate of wage.  All hours worked Monday through 

Saturday over twelve (12) hours and all hours worked on Sundays and holidays shall be paid at double the hourly rate 

of wage. 

 
I. All hours worked on Sundays and holidays shall also be paid at double the hourly rate of wage. 

  

J.  The first two (2) hours after eight (8) regular hours Monday through Friday and the first ten (10) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage.  All hours worked over ten (10) hours Monday through 

Saturday, Sundays and holidays shall be paid at double the hourly rate of wage. 

 

K.  All hours worked on Saturdays and Sundays shall be paid at one and one-half times the hourly rate of wage. All hours 

worked on holidays shall be paid at double the hourly rate of wage. 

 

M.  All hours worked on Saturdays (except makeup days if work is lost due to inclement weather conditions) shall be paid 

at one and one-half times the hourly rate of wage. All hours worked on Sundays and holidays shall be paid at double 

the hourly rate of wage. 

  
 N.  All hours worked on Saturdays (except makeup days) shall be paid at one and one-half times the hourly rate of wage. 

All hours worked on Sundays and holidays shall be paid at double the hourly rate of wage. 
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Overtime Codes Continued 

 
1. O.  The first ten (10) hours worked on Saturday shall be paid at one and one-half times the hourly rate of wage. All hours 

worked on Sundays, holidays and after twelve (12) hours, Monday through Friday and after ten (10) hours on Saturday 

shall be paid at double the hourly rate of wage.  

 

P.  All hours worked on Saturdays (except makeup days if circumstances warrant) and Sundays shall be paid at one and 

one-half times the hourly rate of wage. All hours worked on holidays shall be paid at double the hourly rate of wage. 

 

Q.  The first two (2) hours after eight (8) regular hours Monday through Friday and up to ten (10) hours worked on 

Saturdays shall be paid at one and one-half times the hourly rate of wage.  All hours worked in excess of ten (10) 

hours per day Monday through Saturday and all hours worked on Sundays and holidays (except Christmas day) shall 

be paid at double the hourly rate of wage. All hours worked on Christmas day shall be paid at two and one-half times 

the hourly rate of wage. 

  

R.  All hours worked on Sundays and holidays shall be paid at two times the hourly rate of wage. 

  

 

U.  All hours worked on Saturdays shall be paid at one and one-half times the hourly rate of wage. All hours worked on 

Sundays and holidays (except Labor Day) shall be paid at two times the hourly rate of wage. All hours worked on 

Labor Day shall be paid at three times the hourly rate of wage. 

  

V.  All hours worked on Sundays and holidays (except Thanksgiving Day and Christmas day) shall be paid at one and 

one-half times the hourly rate of wage. All hours worked on Thanksgiving Day and Christmas day shall be paid at 

double the hourly rate of wage. 

  

W.  All hours worked on Saturdays and Sundays (except make-up days due to conditions beyond the control of the 

employer)) shall be paid at one and one-half times the hourly rate of wage. All hours worked on holidays shall be paid 

at double the hourly rate of wage. 

  

X.  The first four (4) hours after eight (8) regular hours Monday through Friday and the first twelve (12) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage. All hours worked over twelve (12) hours Monday 

through Saturday, Sundays and holidays shall be paid at double the hourly rate of wage. When holiday falls on 

Saturday or Sunday, the day before Saturday, Friday, and the day after Sunday, Monday, shall be considered the 

holiday and all work performed shall be paid at double the hourly rate of wage. 

  

Y.  All hours worked outside the hours of 5:00 am and 5:00 pm (or such other hours as may be agreed upon by any 

employer and the employee) and all hours worked in excess of eight (8) hours per day (10 hours per day for a 4 x 10 

workweek) and on Saturdays and holidays (except labor day) shall be paid at one and one-half times the hourly rate 

of wage. (except for employees who are absent from work without prior approval on a scheduled workday during the 

workweek shall be paid at the straight-time rate until they have worked 8 hours in a day (10 in a 4 x 10 workweek) or 

40 hours during that workweek.) All hours worked Monday through Saturday over twelve (12) hours and all hours 

worked on Sundays and Labor Day shall be paid at double the hourly rate of wage. 

  

Z.  All hours worked on Saturdays and Sundays shall be paid at one and one-half times the hourly rate of wage. All 

hours worked on holidays shall be paid the straight time rate of pay in addition to holiday pay.  
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Overtime Codes Continued 
 

2. ALL HOURS WORKED IN EXCESS OF EIGHT (8) HOURS PER DAY OR FORTY (40) HOURS PER WEEK SHALL BE 

PAID AT ONE AND ONE-HALF TIMES THE HOURLY RATE OF WAGE.  

 

B.  All hours worked on holidays shall be paid at one and one-half times the hourly rate of wage.  

 

 F.  The first eight (8) hours worked on holidays shall be paid at the straight hourly rate of wage in addition to the holiday 

pay. All hours worked in excess of eight (8) hours on holidays shall be paid at double the hourly rate of wage. 
 

M. This code appears to be missing. All hours worked on Saturdays, Sundays and holidays shall be paid at double the 

hourly rate of wage. 

  

O.  All hours worked on Sundays and holidays shall be paid at one and one-half times the hourly rate of wage. 

  

R.  All hours worked on Sundays and holidays and all hours worked over sixty (60) in one week shall be paid at double 

the hourly rate of wage. 

  

U.  All hours worked on Saturdays shall be paid at one and one-half times the hourly rate of wage. All hours worked 

over 12 hours in a day or on Sundays and holidays shall be paid at double the hourly rate of wage. 

  

 

  

3. ALL HOURS WORKED IN EXCESS OF EIGHT (8) HOURS PER DAY OR FORTY (40) HOURS PER WEEK SHALL BE 

PAID AT ONE AND ONE-HALF TIMES THE HOURLY RATE OF WAGE. 

  

 
 F. All hours worked on Saturday shall be paid at one and one-half times the hourly rate of wage. All hours worked on 

Sunday shall be paid at two times the hourly rate of wage. All hours worked on paid holidays shall be paid at two and 

one-half times the hourly rate of wage including holiday pay. 
 

H. All work performed on Sundays between March 16th and October 14th and all Holidays shall be compensated for at 

two (2) times the regular rate of pay. Work performed on Sundays between October 15th and March 15th shall be 

compensated at one and one half (1-1/2) times the regular rate of pay. 
 

 

J. All hours worked between the hours of 10:00 pm and 5:00 am, Monday through Friday, and all hours worked on 

Saturdays shall be paid at a one and one-half times the hourly rate of wage. All hours worked on Sundays and holidays 

shall be paid at double the hourly rate of wage. 

 

K. Work performed in excess of eight (8) hours of straight time per day, or ten (10) hours of straight time per day when 

four ten (10) hour shifts are established, or forty (40) hours of straight time per week, Monday through Friday, or 

outside the normal 5 am to 6pm shift, and all work on Saturdays shall be paid at one and one-half times the hourly 

rate of wage. All work performed after 6:00 pm Saturday to 5:00 am Monday and Holidays, and all hours worked in 

excess of twelve (12) hours in a single shift shall be paid at double the hourly rate of wage.  

 

After an employee has worked eight (8) hours at an applicable overtime rate, all additional hours shall be at the 

applicable overtime rate until such time as the employee has had a break of eight (8) hours or more. When an employee 

returns to work without at least eight (8) hours time off since their previous shift, all such time shall be a continuation 

of shift and paid at the applicable overtime rate until he/she shall have the eight (8) hours rest period. 

 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                     
4. ALL HOURS WORKED IN EXCESS OF EIGHT (8) HOURS PER DAY OR FORTY (40) HOURS PER WEEK SHALL BE 

PAID AT ONE AND ONE-HALF TIMES THE HOURLY RATE OF WAGE. 

 
A.  All hours worked in excess of eight (8) hours per day or forty (40) hours per week shall be paid at double the hourly 

rate of wage. All hours worked on Saturdays, Sundays and holidays shall be paid at double the hourly rate of wage. 
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Overtime Codes Continued 
 

 

4. C. On Monday through Friday, the first four (4) hours of overtime after eight (8) hours of straight time work shall be 

paid at one and one half (1-1/2) times the straight time rate of pay, unless a four (4) day ten (10) hour workweek has 

been established.  On a four (4) day ten (10) hour workweek scheduled Monday through Thursday, or Tuesday 

through Friday, the first two (2) hours of overtime after ten (10) hours of straight time work shall be paid at one and 

one half (1-1/2) times the straight time rate of pay. On Saturday, the first twelve (12) hours of work shall be paid at 

one and one half (1-1/2) times the straight time rate of pay, except that if the job is down on Monday through Friday 

due to weather conditions or other conditions outside the control of the employer, the first ten (10) hours on Saturday 

may be worked at the straight time rate of pay. All hours worked over twelve (12) hours in a day and all hours worked 

on Sunday and Holidays shall be paid at two (2) times the straight time rate of pay. 

 
 D. All hours worked in excess of eight (8) hours per day or forty (40) hours per week shall be paid at double the hourly 

rate of wage. All hours worked on Saturday, Sundays and holidays shall be paid at double the hourly rate of pay. Rates 

include all members of the assigned crew. 

 

EXCEPTION:  

On all multipole structures and steel transmission lines, switching stations, regulating, capacitor stations, generating 

plants, industrial plants, associated installations and substations, except those substations whose primary function is 

to feed a distribution system, will be paid overtime under the following rates: 

 

The first two (2) hours after eight (8) regular hours Monday through Friday of overtime on a regular workday, shall 

be paid at one and one-half times the hourly rate of wage. All hours in excess of ten (10) hours will be at two (2) times 

the hourly rate of wage. The first eight (8) hours worked on Saturday will be paid at one and one-half (1-1/2) times 

the hourly rate of wage. All hours worked in excess of eight (8) hours on Saturday, and all hours worked on Sundays 

and holidays will be at the double the hourly rate of wage. 

 

All overtime eligible hours performed on the above described work that is energized, shall be paid at the double the 

hourly rate of wage. 

 

 E. The first two (2) hours after eight (8) regular hours Monday through Friday and the first eight (8) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage. All other hours worked Monday through Saturday, 

and all hours worked on Sundays and holidays shall be paid at double the hourly rate of wage.  

 

On a four-day, ten-hour weekly schedule, either Monday thru Thursday or Tuesday thru Friday schedule, all hours 

worked after ten shall be paid at double the hourly rate of wage. The Monday or Friday not utilized in the normal four-

day, ten hour work week, and Saturday shall be paid at one and one half (1½) times the regular shift rate for the first 

eight (8) hours. All other hours worked Monday through Saturday, and all hours worked on Sundays and holidays 

shall be paid at double the hourly rate of wage. 

 

G. All hours worked on Saturdays shall be paid at one and one-half times the hourly rate of wage. All hours worked 

Monday through Saturday over twelve (12) hours and all hours worked on Sundays and holidays shall be paid at 

double the hourly rate of wage. 

 

 

I. The First eight (8) hours worked on Saturdays shall be paid at one and one-half times the hourly rate of wage.  All 

hours worked in excess of eight (8) per day on Saturdays shall be paid at double the hourly rate of wage. All hours 

worked on Sundays and holidays shall be paid at double the hourly rate of wage. 
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Overtime Codes Continued 
 

 

4. J. The first eight (8) hours worked on a Saturday shall be paid at one and one-half times the hourly rate of wage.  All 

hours worked in excess of eight (8) hours on a Saturday shall be paid at double the hourly rate of wage.  All hours 

worked over twelve (12) in a day, and all hours worked on Sundays and Holidays shall be paid at double the hourly 

rate of wage. 

 

 K. All hours worked on a Saturday shall be paid at one and one-half times the hourly rate of wage, so long as Saturday 

is the sixth consecutive day worked.  All hours worked over twelve (12) in a day Monday through Saturday, and all 

hours worked on Sundays and Holidays shall be paid at double the hourly rate of wage. 

 

 L. The first twelve (12) hours worked on a Saturday shall be paid at one and one-half times the hourly rate of wage. All 

hours worked on a Saturday in excess of twelve (12) hours shall be paid at double the hourly rate of pay. All hours 

worked over twelve (12) in a day Monday through Friday, and all hours worked on Sundays shall be paid at double 

the hourly rate of wage. All hours worked on a holiday shall be paid at one and one-half times the hourly rate of wage, 

except that all hours worked on Labor Day shall be paid at double the hourly rate of pay. 

 

U. The first four (4) hours after eight (8) regular hours Monday through Friday and the first twelve (12) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage. (Except on makeup days if work is lost due to inclement 

weather, then the first eight (8) hours on Saturday may be paid the regular rate.) All hours worked over twelve (12) 

hours Monday through Saturday, and all hours worked on Sundays and holidays shall be paid at double the hourly 

rate of wage. 

 

 V. Work performed in excess of ten (10) hours of straight time per day when four ten (10) hour shifts are established or 

outside the normal shift (5 am to 6pm), and all work on Saturdays, except for make-up days shall be paid at time and 

one-half (1 ½) the straight time rate. 

 

In the event the job is down due to weather conditions, then Saturday may, be worked as a voluntary make-up day at 

the straight time rate. However, Saturday shall not be utilized as a make-up day when a holiday falls on Friday. All 

work performed on Sundays and holidays and work in excess of twelve (12) hours per day shall be paid at double (2x) 

the straight time rate of pay. 

 

After an employee has worked eight (8) hours at an applicable overtime rate, all additional hours shall be at the 

applicable overtime rate until such time as the employee has had a break of eight (8) hours. 

 

When an employee returns to work without a break of eight (8) hours since their previous shift, all such time shall be 

a continuation of shift and paid at the applicable overtime rate until such time as the employee has had a break of eight 

(8) hours. 

 

W. All hours worked on Saturdays (except makeup days if work is lost due to inclement weather conditions) shall be paid 

at one and one-half times the hourly rate of wage. All hours worked on Sundays and holidays shall be paid at double 

the hourly rate of wage. 

 

When an employee returns to work without at least eight (8) hours time off since their previous shift, all such time 

shall be a continuation of shift and paid at the applicable overtime rate until such time as the employee has had a break 

of eight (8) hours. 
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Overtime Codes Continued 
 

 

4. X. All hours worked on Saturdays shall be paid at one and one-half times the hourly rate of wage. All hours worked on 

Sundays and holidays shall be paid at double the hourly rate of wage. Work performed outside the normal shift of 6 

am to 6pm shall be paid at one and one-half the straight time rate, (except for special shifts or three shift operations). 

All work performed on Sundays and holidays shall be paid at double the hourly rate of wage. Shifts may be established 

when considered necessary by the Employer. 

 

The Employer may establish shifts consisting of eight (8) or ten (10) hours of work (subject to WAC 296-127-022), 

that shall constitute a normal forty (40) hour work week. The Employer can change from a 5-eight to a 4-ten hour 

schedule or back to the other.  All hours of work on these shifts shall be paid for at the straight time hourly rate. Work 

performed in excess of eight hours (or ten hours per day (subject to WAC 296-127-022) shall be paid at one and one-

half the straight time rate. 

 

When due to conditions beyond the control of the Employer, or when contract specifications require that work can 

only be performed outside the regular day shift, then by mutual agreement a special shift may be worked at the straight 

time rate, eight (8) hours work for eight (8) hours pay.  The starting time shall be arranged to fit such conditions of 

work. 

 

When an employee returns to work without at a break of eight (8) hours since their previous shift, all such time shall 

be a continuation of shift and paid at the applicable overtime rate until such time as the employee has had a break of 

eight (8) hours. 

 

 Y. Work performed in excess of eight (8) hours of straight time per day, or ten (10) hours of straight time per day when 

four ten (10) hour shifts are established, or forty (40) hours of straight time per week, Monday through Friday, or 

outside the normal shift, and all work on Saturdays shall be paid at time and one-half the straight time rate. All work 

performed after 6:00 pm Saturday to 6:00 am Monday and holidays shall be paid at double the straight time rate of 

pay.  

 

Any shift starting between the hours of 6:00 pm and midnight shall receive an additional one dollar ($1.00) per hour 

for all hours worked that shift.  

 

After an employee has worked eight (8) hours at an applicable overtime rate, all additional hours shall be at the 

applicable overtime rate until such time as the employee has had a break of eight (8) hours or more. 

 

 Z. All hours worked between the hours of 6:00 pm and 6:00 am, Monday through Saturday, shall be paid at a premium 

rate of 20% over the hourly rate of wage. Work performed on Sundays may be paid at double time. All hours worked 

on holidays shall be paid at double the hourly rate of wage. 

 

 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                     
11. ALL HOURS WORKED IN EXCESS OF EIGHT (8) HOURS PER DAY OR FORTY (40) HOURS PER WEEK SHALL BE 

PAID AT ONE AND ONE-HALF TIMES THE HOURLY RATE OF WAGE. 

 

 

B After an employee has worked eight (8) hours, all additional hours worked shall be paid at the applicable overtime 

rate until such time as the employee has had a break of eight (8) hours or more. 

 

 

C The first two (2) hours after eight (8) regular hours Monday through Friday and the first eight (8) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage. All other overtime hours worked, except Labor Day, 

and all hours on Sunday shall be paid at double the hourly rate of wage. All hours worked on Labor Day shall be paid 

at three times the hourly rate of wage. All non-overtime and non-holiday hours worked between 4:00 pm and 5:00 

am, Monday through Friday, shall be paid at a premium rate of 15% over the hourly rate of wage.  
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11.  D. All hours worked on Saturdays and holidays shall be paid at one and one-half times the hourly rate of wage. All hours 

worked on Sundays shall be paid at double the hourly rate of wage. 

 

After an employee has worked eight (8) hours, all additional hours worked shall be paid at the applicable overtime 

rate until such time as the employee has had a break of eight (8) hours or more. 

 

E. The first two (2) hours after eight (8) regular hours Monday through Friday, the first ten (10) hours on Saturday, and 

the first ten (10) hours worked on Holidays shall be paid at one and one-half times the hourly rate of wage. All hours 

worked over ten (10) hours Monday through Saturday, and Sundays shall be paid at double the hourly rate of wage. 

 

After an employee has worked eight (8) hours, all additional hours worked shall be paid at the applicable overtime 

rate until such time as the employee has had a break of eight (8) hours or more. 

 

F. The first two (2) hours after eight (8) regular hours Monday through Friday and the first eight (8) hours on Saturday 

shall be paid at one and one-half times the hourly rate of wage. All other hours worked Monday through Saturday, 

and all hours worked on Sundays and holidays shall be paid at double the hourly rate of wage.  

 

On a four-day, ten-hour weekly schedule, either Monday thru Thursday or Tuesday thru Friday schedule, all hours 

worked after ten shall be paid at double the hourly rate of wage. The Monday or Friday not utilized in the normal four-

day, ten hour work week, and Saturday shall be paid at one-half times the hourly rate of wage for the first eight (8) 

hours. All other hours worked Monday through Saturday, and all hours worked on Sundays and holidays shall be paid 

at double the hourly rate of wage. 

 

G. Work performed in excess of eight (8) hours of straight time per day, or ten (10) hours of straight time per day when 

four ten (10) hour shifts are established, or forty (40) hours of straight time per week, Monday through Friday, or 

outside the normal 5 am to 6pm shift, and all work on Saturdays shall be paid at one and one-half times the hourly 

rate of wage. 

 

All work performed after 6:00 pm Saturday to 5:00 am Monday and Holidays, and all hours worked in excess of 

twelve (12) hours in a single shift shall be paid at double the hourly rate of wage. 

 

After an employee has worked eight (8) hours at an applicable overtime rate, all additional hours shall be at the 

applicable overtime rate until such time as the employee has had a break of nine (9) hours or more. When an employee 

returns to work without at least nine (9) hours time off since their previous shift, all such time shall be a continuation 

of shift and paid at the applicable overtime rate until he/she shall have the nine (9) hours rest period. 

 

H. Work performed in excess of eight (8) hours of straight time per day, or ten (10) hours of straight time per day when 

four ten (10) hour shifts are established, or forty (40) hours of straight time per week, Monday through Friday, or 

outside the normal 5 am to 6pm shift, and all work on Saturdays shall be paid at one and one-half times the hourly 

rate of wage. 

 

All work performed after 6:00 pm Saturday to 5:00 am Monday and Holidays, and all hours worked in excess of 

twelve (12) hours in a single shift shall be paid at double the hourly rate of wage. 

 

After an employee has worked eight (8) hours at an applicable overtime rate, all additional hours shall be at the 

applicable overtime rate until such time as the employee has had a break of ten (10) hours or more. When an employee 

returns to work without at least ten (10) hours time off since their previous shift, all such time shall be a continuation 

of shift and paid at the applicable overtime rate until he/she shall have the ten (10) hours rest period. 

 

 

 

 

 

 

Overtime Codes Continued 
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11. I. On Monday through Friday, the first four (4) hours of overtime after eight (8) hours of straight time work shall be 

paid at one and one half (1-1/2) times the straight time rate of pay, unless a four (4) day ten (10) hour workweek has 

been established. On a four (4) day ten (10) hour workweek scheduled Monday through Thursday, or Tuesday 

through Friday, the first two (2) hours of overtime after ten (10) hours of straight time work shall be paid at one and 

one half (1-1/2) times the straight time rate of pay.  

 

On Saturday, the first twelve (12) hours of work shall be paid at one and one half (1-1/2) times the straight time rate 

of pay. All work performed after 6:00 pm Saturday to 5:00 am Monday, all work performed over twelve (12) hours, 

and all work performed on holidays shall be paid at double the straight time rate of pay.  

 

Any shift starting between the hours of 6:00 pm and midnight shall receive an additional two dollar ($2.00) per hour 

for all hours worked that shift. 

Holiday Codes 

 
5.  A.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, and Christmas Day (7).  

 
B.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, the day before Christmas, and Christmas Day (8).  

 

C.  Holidays: New Year's Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the 

Friday after Thanksgiving Day, And Christmas Day (8).  

 
D.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday and 

Saturday after Thanksgiving Day, And Christmas Day (8).  

 
 H.  Holidays: New Year's Day, Memorial Day, Independence Day, Thanksgiving Day, the Day after Thanksgiving Day, 

And Christmas (6). 

 
 I.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, and Christmas Day  

(6). 

 
 J.  Holidays: New Year's Day, Memorial Day, Independence Day, Thanksgiving Day, Friday after Thanksgiving Day, 

Christmas Eve Day, And Christmas Day (7). 

 
 K.  Holidays: New Year’s Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, 

Friday After Thanksgiving Day, The Day Before Christmas, And Christmas Day (9). 

 
 L.  Holidays: New Year’s Day, Martin Luther King Jr. Day, Memorial Day, Independence Day, Labor Day, Thanksgiving 

Day, Friday after Thanksgiving Day, And Christmas Day (8). 

 
N.  Holidays: New Year's Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, Veterans' Day, 

Thanksgiving Day, The Friday After Thanksgiving Day, And Christmas Day (9). 

 

P.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday And Saturday 

After Thanksgiving Day, The Day Before Christmas, And Christmas Day (9). If A Holiday Falls On Sunday, The 

Following Monday Shall Be Considered As A Holiday. 

 
 Q. Paid Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, and Christmas 

Day (6). 
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 R.  Paid Holidays:  New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Day After 

Thanksgiving Day, One-Half Day Before Christmas Day, And Christmas Day. (7 1/2). 

 

  S.  Paid Holidays: New Year's Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, 

And Christmas Day (7). 

 

Z.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Veterans Day, Thanksgiving Day, the 

Friday after Thanksgiving Day, And Christmas Day (8).  

 

 
6.  G.  Paid Holidays: New Year's Day, Martin Luther King Jr. Day, Presidents’ Day, Memorial Day, Independence Day, 

Labor Day, Veterans' Day, Thanksgiving Day, the Friday after Thanksgiving Day, Christmas Day, and Christmas Eve 

Day (11). 

  

 H.  Paid Holidays: New Year's Day, New Year’s Eve Day, Memorial Day, Independence Day, Labor Day, Thanksgiving 

Day, Friday After Thanksgiving Day, Christmas Day, The Day After Christmas, And A Floating Holiday (10).  

 

 T.  Paid Holidays:  New Year's Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, 

Thanksgiving Day, The Friday After Thanksgiving Day, The Last Working Day Before Christmas Day, And 

Christmas Day (9). 

 
 Z.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, And Christmas Day (7). If a holiday falls on Saturday, the preceding Friday shall be 

considered as the holiday. If a holiday falls on Sunday, the following Monday shall be considered as the 

holiday. 

 
7. A.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday and 

Saturday after Thanksgiving Day, And Christmas Day (8). Any Holiday Which Falls On A Sunday Shall Be Observed 

As A Holiday On The Following Monday.  If any of the listed holidays falls on a Saturday, the preceding Friday shall 

be a regular work day. 

 
 B.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday and 

Saturday after Thanksgiving Day, And Christmas Day (8). Any holiday which falls on a Sunday shall be observed as 

a holiday on the following Monday. Any holiday which falls on a Saturday shall be observed as a holiday on the 

preceding Friday. 

  

C.  Holidays: New Year's Day, Martin Luther King Jr. Day, Memorial Day, Independence Day, Labor Day, Thanksgiving 

Day, the Friday after Thanksgiving Day, And Christmas Day (8). Any holiday which falls on a Sunday shall be 

observed as a holiday on the following Monday.  Any holiday which falls on a Saturday shall be observed as a holiday 

on the preceding Friday. 
 
 D.  Paid Holidays:  New Year's Day, Memorial Day, Independence Day, Labor Day, Veteran’s Day, Thanksgiving Day, 

the Friday after Thanksgiving Day, And Christmas Day (8). Unpaid Holidays: President’s Day. Any paid holiday 

which falls on a Sunday shall be observed as a holiday on the following Monday. Any paid holiday which falls on a 

Saturday shall be observed as a holiday on the preceding Friday.  

 
E.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday.  Any holiday which falls on a Saturday shall be observed as a holiday on the preceding Friday. 
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7. F.  Holidays: New Year’s Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, the last working day before Christmas day and Christmas day (8). Any holiday which falls on a 

Sunday shall be observed as a holiday on the following Monday.  Any holiday which falls on a Saturday shall be 

observed as a holiday on the preceding Friday. 

  

G.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, and Christmas Day 

(6). Any holiday which falls on a Sunday shall be observed as a holiday on the following Monday. 

 

 H.  Holidays: New Year's Day, Martin Luther King Jr. Day, Independence Day, Memorial Day, Labor Day, Thanksgiving 

Day, the Friday after Thanksgiving Day, the Last Working Day before Christmas Day and Christmas Day (9). Any 

holiday which falls on a Sunday shall be observed as a holiday on the following Monday. Any holiday which falls on 

a Saturday shall be observed as a holiday on the preceding Friday. 
 

I. Holidays: New Year's Day, President’s Day, Independence Day, Memorial Day, Labor Day, Thanksgiving Day, The 

Friday After Thanksgiving Day, The Day Before Christmas Day And Christmas Day (9). Any holiday which falls on 

a Sunday shall be observed as a holiday on the following Monday. Any holiday which falls on a Saturday shall be 

observed as a holiday on the preceding Friday.  

 

 J.  Holidays: New Year's Day, Independence Day, Memorial Day, Labor Day, Thanksgiving Day and Christmas Day (6). 

Any holiday which falls on a Sunday shall be observed as a holiday on the following Monday.  Any holiday which 

falls on a Saturday shall be observed as a holiday on the preceding Friday. 
  

  K.  Holidays: New Year's Day, Memorial Day, Independence Day, Thanksgiving Day, the Friday and Saturday after 

Thanksgiving Day, And Christmas Day (8).  Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday.  Any holiday which falls on a Saturday shall be observed as a holiday on the preceding Friday.  

 
 L.  Holidays: New Year's Day, Memorial Day, Labor Day, Independence Day, Thanksgiving Day, the Last Work Day 

before Christmas Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday 

on the following Monday. Any holiday which falls on a Saturday shall be observed as a holiday on the preceding 

Friday. 

  
 N.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday. When Christmas falls on a Saturday, the preceding Friday shall be observed as a holiday.  

 

 

P.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday. 

 

 

  Q.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, the Last Working Day before Christmas Day and Christmas Day (8). Any holiday which falls on 

a Sunday shall be observed as a holiday on the following Monday. If any of the listed holidays falls on a Saturday, the 

preceding Friday shall be a regular work day.  

 

 S. Paid Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, Christmas Day, the Day after Christmas, and A Floating Holiday (9). If any of the listed holidays 

falls on a Sunday, the day observed by the Nation shall be considered a holiday and compensated accordingly. 
   

 V. Holidays: New Year's Day, President’s Birthday, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, 

the Friday after Thanksgiving Day, Christmas Day, the day before or after Christmas, and the day before or after New 

Year’s Day.  If any of the above listed holidays falls on a Sunday, the day observed by the Nation shall be considered 

a holiday and compensated accordingly. 
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7. W. Holidays: New Year's Day, Day After New Year’s, Memorial Day, Independence Day, Labor Day, Thanksgiving 

Day, the Friday after Thanksgiving Day, Christmas Eve Day, Christmas Day, the day after Christmas, the day before 

New Year’s Day, and a Floating Holiday.   

 
 X. Holidays: New Year's Day, Day before or after New Year’s Day, Presidents’ Day, Memorial Day, Independence Day, 

Labor Day, Thanksgiving Day, the Friday after Thanksgiving Day, Christmas Day, and the day before or after 

Christmas day. If a holiday falls on a Saturday or on a Friday that is the normal day off, then the holiday will be taken 

on the last normal workday. If the holiday falls on a Monday that is the normal day off or on a Sunday, then the holiday 

will be taken on the next normal workday. 

 
 Y. Holidays: New Year's Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the 

Friday after Thanksgiving Day, and Christmas Day. (8) If the holiday falls on a Sunday, then the day observed by the 

federal government shall be considered a holiday and compensated accordingly. 

 
 G. New Year's Day, Washington’s Birthday, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, The 

Friday After Thanksgiving Day, the last scheduled workday before Christmas, and Christmas Day (9). If any of the 

listed holidays falls on a Sunday, the day observed by the Nation shall be considered a holiday and compensated 

accordingly. 

 

 H.  Holidays: New Year's Day, Martin Luther King Jr. Day, Independence Day, Memorial Day, Labor Day, Thanksgiving 

Day, the Friday after Thanksgiving Day, the Last Working Day before Christmas Day and Christmas Day (9). Any 

holiday which falls on a Sunday shall be observed as a holiday on the following Monday. Any holiday which falls on 

a Saturday shall be observed as a holiday on the preceding Friday. 
 
 I.  Holidays: New Year's Day, President’s Day, Independence Day, Memorial Day, Labor Day, Thanksgiving Day, The 

Friday After Thanksgiving Day, The Day Before Christmas Day And Christmas Day (9). Any holiday which falls on 

a Sunday shall be observed as a holiday on the following Monday. Any holiday which falls on a Saturday shall be 

observed as a holiday on the preceding Friday.  

 

 J.  Holidays: New Year's Day, Independence Day, Memorial Day, Labor Day, Thanksgiving Day and Christmas Day (6). 

Any holiday which falls on a Sunday shall be observed as a holiday on the following Monday.  Any holiday which 

falls on a Saturday shall be observed as a holiday on the preceding Friday. 
  

  K.  Holidays: New Year's Day, Memorial Day, Independence Day, Thanksgiving Day, the Friday and Saturday after 

Thanksgiving Day, And Christmas Day (8).  Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday.  Any holiday which falls on a Saturday shall be observed as a holiday on the preceding Friday.  

 
 L.  Holidays: New Year's Day, Memorial Day, Labor Day, Independence Day, Thanksgiving Day, the Last Work Day 

before Christmas Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday 

on the following Monday. Any holiday which falls on a Saturday shall be observed as a holiday on the preceding 

Friday. 

  

 N.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday. When Christmas falls on a Saturday, the preceding Friday shall be observed as a holiday.  

 

 

P.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, And Christmas Day (7). Any holiday which falls on a Sunday shall be observed as a holiday on 

the following Monday. 
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7.  Q.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, the Last Working Day before Christmas Day and Christmas Day (8). Any holiday which falls on 

a Sunday shall be observed as a holiday on the following Monday. If any of the listed holidays falls on a Saturday, the 

preceding Friday shall be a regular work day.  

 

 S. Paid Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, Christmas Day, the Day after Christmas, and A Floating Holiday (9). If any of the listed holidays 

falls on a Sunday, the day observed by the Nation shall be considered a holiday and compensated accordingly. 
   

 V. Holidays: New Year's Day, President’s Birthday, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, 

the Friday after Thanksgiving Day, Christmas Day, the day before or after Christmas, and the day before or after New 

Year’s Day.  If any of the above listed holidays falls on a Sunday, the day observed by the Nation shall be considered 

a holiday and compensated accordingly. 

 
 W. Holidays: New Year's Day, Day After New Year’s, Memorial Day, Independence Day, Labor Day, Thanksgiving 

Day, the Friday after Thanksgiving Day, Christmas Eve Day, Christmas Day, the day after Christmas, the day before 

New Year’s Day, and a Floating Holiday.   

 
 X. Holidays: New Year's Day, Day before or after New Year’s Day, Presidents’ Day, Memorial Day, Independence Day, 

Labor Day, Thanksgiving Day, the Friday after Thanksgiving Day, Christmas Day, and the day before or after 

Christmas day. If a holiday falls on a Saturday or on a Friday that is the normal day off, then the holiday will be taken 

on the last normal workday. If the holiday falls on a Monday that is the normal day off or on a Sunday, then the holiday 

will be taken on the next normal workday. 

 
 Y. Holidays: New Year's Day, Presidents’ Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, the 

Friday after Thanksgiving Day, and Christmas Day. (8) If the holiday falls on a Sunday, then the day observed by the 

federal government shall be considered a holiday and compensated accordingly. 

 

 
15. G. New Year's Day, Washington’s Birthday, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, The 

Friday After Thanksgiving Day, the last scheduled workday before Christmas, and Christmas Day (9). If any of the 

listed holidays falls on a Sunday, the day observed by the Nation shall be considered a holiday and compensated 

accordingly. 

 
 H.  Holidays: New Year's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Friday after 

Thanksgiving Day, Christmas Eve Day, and Christmas Day (8). When the following holidays fall on a Saturday 

(New Year’s Day, Independence Day, and Christmas Day) the preceding Friday will be considered as the holiday; 

should they fall on a Sunday, the following Monday shall be considered as the holiday. 
 

I. Holidays: New Year's Day, President’s Day, Memorial Day, Labor Day, Thanksgiving Day, the Friday after 

Thanksgiving Day, Christmas Day, the last regular workday before Christmas (8). Any holiday which falls on a 

Sunday shall be observed as a holiday on the following Monday. 

 

J. Holidays: New Year's Day, Martin Luther King Jr. Day, Memorial Day, Independence Day, Labor Day, 

Thanksgiving Day, the Friday and Saturday after Thanksgiving Day, and Christmas Day (9). Any holiday which 

falls on a Sunday shall be observed as a holiday on the following Monday. If any of the listed holidays falls on a 

Saturday, the preceding Friday shall be a regular work day. 
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Note Codes 

 

 
8.  D.  Workers working with supplied air on hazmat projects receive an additional $1.00 per hour.  

 
 L.  Workers on hazmat projects receive additional hourly premiums as follows -Level A: $0.75, Level B: $0.50, And 

Level C: $0.25. 

  

M.  Workers on hazmat projects receive additional hourly premiums as follows: Levels A & B: $1.00, Levels C & D: 

$0.50. 

 
 N.  Workers on hazmat projects receive additional hourly premiums as follows -Level A: $1.00, Level B: $0.75, Level  

C: $0.50, And Level D: $0.25. 
 

S. Effective August 31, 2012 – A Traffic Control Supervisor shall be present on the project whenever flagging or spotting 

or other traffic control labor is being utilized. Flaggers and Spotters shall be posted where shown on approved Traffic 

Control Plans or where directed by the Engineer. All flaggers and spotters shall possess a current flagging card issued 

by the State of Washington, Oregon, Montana, or Idaho. This classification is only effective on or after August 31, 

2012. 

 
 T.  Effective August 31, 2012 – A Traffic Control Laborer performs the setup, maintenance and removal of all temporary 

traffic control devices and construction signs necessary to control vehicular, bicycle, and pedestrian traffic during 

construction operations. Flaggers and Spotters shall be posted where shown on approved Traffic Control Plans or 

where directed by the Engineer. All flaggers and spotters shall possess a current flagging card issued by the State of 

Washington, Oregon, Montana, or Idaho. This classification is only effective on or after August 31, 2012. 

 

 U.  Workers on hazmat projects receive additional hourly premiums as follows – Class A Suit: $2.00, Class B Suit: $1.50, 

And Class C Suit: $1.00. Workers performing underground work receive an additional $0.40 per hour for any and all 

work performed underground, including operating, servicing and repairing of equipment. The premium for 

underground work shall be paid for the entire shift worked. Workers who work suspended by a rope or cable receive 

an additional $0.50 per hour. The premium for work suspended shall be paid for the entire shift worked. Workers who 

do “pioneer” work (break open a cut, build road, etc.) more than one hundred fifty (150) feet above grade elevation 

receive an additional $0.50 per hour. 

 

  V. In addition to the hourly wage and fringe benefits, the following depth and enclosure premiums shall be paid. The 

premiums are to be calculated for the maximum depth and distance into an enclosure that a diver reaches in a day. 

The premiums are to be paid one time for the day and are not used in calculating overtime pay.  

 

Depth premiums apply to depths of fifty feet or more. Over 50' to 100' - $2.00 per foot for each foot over 50 feet. Over 

101' to 150' - $3.00 per foot for each foot over 101 feet. Over 151' to 220' - $4.00 per foot for each foot over 220 feet. 

Over 221' - $5.00 per foot for each foot over 221 feet.  

 

Enclosure premiums apply when divers enter enclosures (such as pipes or tunnels) where there is no vertical ascent 

and is measured by the distance travelled from the entrance. 25’ to 300’ - $1.00 per foot from entrance. 300’ to 600’ 

- $1.50 per foot beginning at 300’. Over 600’ - $2.00 per foot beginning at 600’. 

 

W. Meter Installers work on single phase 120/240V self-contained residential meters. The Lineman/Groundmen rates 

would apply to meters not fitting this description. 
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Note Codes Continued 

 
8. X. Workers on hazmat projects receive additional hourly premiums as follows - Class A Suit: $2.00, Class B Suit: 

$1.50, Class C Suit: $1.00, and Class D Suit: $0.50. Special Shift Premium: Basic hourly rate plus $2.00 per hour.  

 

When due to conditions beyond the control of the Employer or when an owner (not acting as the contractor), a 

government agency or the contract specifications requires that work can only be performed outside the normal 5 am 

to 6pm shift, then the special shift premium will be applied to the basic hourly rate. When an employee works on a 

special shift, they shall be paid a special shift premium for each hour worked unless they are in OT or Double-time 

status. (For example, the special shift premium does not waive the overtime requirements for work performed on 

Saturday or Sunday.) 

 

Tide Work: When employees are called out between the hours of 6:00 p.m. and 6:00 a.m. to work on tide work 

(work located in the tide plane) all time worked shall be at one and one-half times the hourly rate of pay. 

 

Swinging Stage/Boatswains Chair: Employees working on a swinging state or boatswains chair or under conditions 

that require them to be tied off to allow their hands to be free shall receive seventy-five cents ($0.75) per hour above 

the classification rate. 
 

 Z. Workers working with supplied air on hazmat projects receive an additional $1.00 per hour.  

Special Shift Premium: Basic hourly rate plus $2.00 per hour. When due to conditions beyond the control of the 

Employer or when an owner (not acting as a contractor), a government agency or the contract specifications require 

that more than (4) hours of a special shift can only be performed outside the normal 6 am to 6pm shift, then the 

special shift premium will be applied to the basic straight time for the entire shift. When an employee works on a 

special shift, they will be paid a special shift premium for each hour worked unless they are in overtime or double-

time status. (For example, the special shift premium does not waive the overtime requirements for work performed 

on Saturday or Sunday.) 

 

 

9.  A.  Workers working with supplied air on hazmat projects receive an additional $1.00 per hour. 

  

Special Shift Premium: Basic hourly rate plus $2.00 per hour. When due to conditions beyond the control of the 

Employer or when an owner (not acting as the contractor), a government agency or the contract specifications require 

that more than four (4) hours of a special shift can only be performed outside the normal 6 am to 6pm shift, then the 

special shift premium will be applied to the basic straight time for the entire shift.  When an employee works on a 

special shift, they shall be paid a special shift premium for each hour worked unless they are in overtime or double-

time status. (For example, the special shift premium does not waive the overtime requirements for work performed on 

Saturday or Sunday.) 

 

Certified Crane Operator Premium:  Crane operators requiring certifications shall be paid $0.50 per hour above their 

classification rate. 

   

Boom Pay Premium:  All cranes including tower shall be paid as follows based on boom length: 

 

(A) – 130’ to 199’ – $0.50 per hour over their classification rate.  

(B) – 200’ to 299’ – $0.80 per hour over their classification rate.  

(C) – 300’ and over – $1.00 per hour over their classification rate. 
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Note Codes Continued 

 

 

9. B. The highest pressure registered on the gauge for an accumulated time of more than fifteen (15) minutes during the 

shift shall be used in determining the scale paid.  

  

Tide Work: When employees are called out between the hours of 6:00 p.m. and 6:00 a.m. to work on tide work (work 

located in the tide plane) all time worked shall be at one and one-half times the hourly rate of pay. Swinging 

Stage/Boatswains Chair: Employees working on a swinging stage or boatswains chair or under conditions that require 

them to be tied off to allow their hands to be free shall receive seventy-five cents ($0.75) per hour above the 

classification rate. 

 

 C. Tide Work: When employees are called out between the hours of 6:00 p.m. and 6:00 a.m. to work on tide work (work 

located in the tide plane) all time worked shall be at one and one-half times the hourly rate of pay. Swinging 

Stage/Boatswains Chair: Employees working on a swinging stage or boatswains chair or under conditions that require 

them to be tied off to allow their hands to be free shall receive seventy-five cents ($0.75) per hour above the 

classification rate. 

 

Effective August 31, 2012 – A Traffic Control Supervisor shall be present on the project whenever flagging or spotting 

or other traffic control labor is being utilized. A Traffic Control Laborer performs the setup, maintenance and removal 

of all temporary traffic control devices and construction signs necessary to control vehicular, bicycle, and pedestrian 

traffic during construction operations. Flaggers and Spotters shall be posted where shown on approved Traffic Control 

Plans or where directed by the Engineer. All flaggers and spotters shall possess a current flagging card issued by the 

State of Washington, Oregon, Montana, or Idaho. These classifications are only effective on or after August 31, 2012.  

 
 D. Industrial Painter wages are required for painting within industrial facilities such as treatment plants, pipelines, 

towers, dams, bridges, power generation facilities and manufacturing facilities such as chemical plants, etc., or 

anywhere abrasive blasting is necessary to prepare surfaces, or hazardous materials encapsulation is required. 

 

 

 E. Heavy Construction includes construction, repair, alteration or additions to the production, fabrication or 

manufacturing portions of industrial or manufacturing plants, hydroelectric or nuclear power plants and atomic 

reactor construction. Workers on hazmat projects receive additional hourly premiums as follows -Level A: $1.00, 

Level B: $0.75, Level C: $0.50, And Level D: $0.25. 

 

 F. Industrial Painter wages are required for painting within industrial facilities such as treatment plants, pipelines, 

towers, dams, power generation facilities and manufacturing facilities such as chemical plants, etc., or anywhere 

abrasive blasting is necessary to prepare surfaces, or hazardous materials encapsulation is required.   
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. AM No. 22-091
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 425-556-2880

DEPARTMENT STAFF:

Public Works Joseph O’ Leary Construction Project Manager

Public Works Steve Gibbs Engineering Supervisor

Public Works Jon Spangler Engineering Manager

Public Works Adnan Shabir Senior Engineer

TITLE:

Approval of a Consultant Agreement with Perteet Inc., in the Amount of $351,097, for Pavement Management-

Avondale Road

OVERVIEW STATEMENT:
Perteet Inc. (Everett, WA) has been selected to assist the city in the design phase of the pavement management project
for Avondale Road from Union Hill Rd to NE 90th St (Project No. 20012120). This project will rehabilitate the asphalt
roadway. Future supplemental agreement(s) would cover construction phase services. This approval would also
authorize staff to secure all property rights necessary to construct and maintain the project.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Transportation Master Plan
Redmond Comprehensive Plan

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

City of Redmond Printed on 6/17/2022Page 1 of 3
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Date: 6/21/2022 File No. AM No. 22-091
Meeting of: City Council Type: Consent Item

· Council Request:
N/A

· Other Key Facts:
A request for proposals was advertised in March 2022. Proposals were received, and interviews completed.
Perteet was selected as the design consultant.

OUTCOMES:
Avondale Road is a key corridor for Redmond. Approving this consultant agreement will allow design to start and
authorize staff to secure any necessary property rights, if needed. In addition to rehabilitating the asphalt roadway
between Union Hill Road and NE 90th Street, the project includes new channelization, a new buffered bike lane, new
vehicle loop detectors, and upgrades of ADA curb ramps to current ADA standards.

COMMUNITY/STAKEHOLDER OUTREACH AND INVOLVEMENT:

· Timeline (previous or planned):
Staff will contact property owners/occupants adjacent to the project site throughout design and construction.

· Outreach Methods and Results:
The city will use flyers, in-person meetings, and our website, and project signage among other outreach
methods to keep citizens informed about the project schedule and impacts.

· Feedback Summary:
N/A

BUDGET IMPACT:

Total Cost:
$351,097

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

Budget Offer Number:
CIP, Map # BC217

Budget Priority:
Vibrant and Connected

Other budget impacts or additional costs: ☒  Yes ☐  No ☐  N/A
If yes, explain:
The 2021-2026 approved CIP budget for the project is $1,800,000, of which $1,426,000 is funded by a Puget Sound
Regional Council (PSRC) Federal Grant (secured). The current cost estimate for the project is $2,567,116. Staff submitted
the project in the current 2023-2028 CIP for approval with this updated cost estimate. If approved in the 2023-2028 CIP,
the funding for the project would be increased by $767,116. Currently, it is anticipated the full amount of that increase
would come from Transportation CIP funds. There is a chance PSRC may provide additional Federal Funding for the
project. Staff is currently working with PSRC to understand the scope of any federal grant increase.
Project costs have gone up due to: the addition of a buffered bike lane, a thicker pavement section than had been
originally anticipated, an increase in the unit price of asphalt, the addition of several curb, gutter, and sidewalk repairs,
City of Redmond Printed on 6/17/2022Page 2 of 3

powered by Legistar™928

http://www.legistar.com/


Date: 6/21/2022 File No. AM No. 22-091
Meeting of: City Council Type: Consent Item

originally anticipated, an increase in the unit price of asphalt, the addition of several curb, gutter, and sidewalk repairs,
and an overall increase in inflation. Recent review of past projects on Avondale indicates some portions of the paving
are underlain by concrete. This has resulted in reflective cracking in the asphalt pavement. To reduce future reflective
cracking, a thicker pavement section was proposed in the revised project cost estimate.

Funding source(s):
2021-2026 Approved CIP

Transportation CIP: $374,000
PSRC Federal Grant funds $1,426,000
Total Funded: $1,800,000

Budget/Funding Constraints:
PSRC grant construction obligation deadline is June 1, 2023.

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/7/2022 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:
Construction funds must be obligated for the grant by June 1, 2023. The design of the project must begin soon to meet
that grant obligation deadline.

ANTICIPATED RESULT IF NOT APPROVED:
The city would not be able to complete the project design in time to meet the construction grant obligation deadline and
could lose grant funding.

ATTACHMENTS:
Attachment A: Avondale Rd Vicinity Map
Attachment B: Avondale Rd Consultant Agreement
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 Page 1 of 34 

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 - NOT USED
Alleged Consultant Design Error Procedures 
Consultant Claim Procedures 

$325,027
    27,070
$351,097

Management Reserve:

930

ashabir
Line

ashabir
Text Box
Not Applicable



Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 Page 2 of 34 

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 02/01/2021 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 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. 

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. 

Joseph O'Leary
City of Redmond
8414 154th Ave NE
Redmond               WA           98073
jpoleary@redmond.gov
(425) 556-2738
(425) 556-2727

Jerome Didier
Perteet, Inc.
2707 Colby Ave, #900
Everett                     WA          98201
jerome.didier@perteet.com
(425) 252-7700
(425) 339-6018
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 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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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 contract. 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 
part, 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. 

Joseph O'Leary
City of Redmond
8414 154th Ave NE
Redmond              WA          98073

jpoleary@redmond.gov
(425) 556-2738
(425) 556-2727
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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 
AGREEMENT’s over one hundred thousand dollars ($100,000.00) and Exhibit “G-4” is required only in 
AGREEMENT’s 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. 

CITY OF REDMOND

PERTEET, INC.
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See attached Exhibit A
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EXHIBIT A 

SCOPE OF SERVICES 
City of Redmond 

Avondale Road Pavement Preservation 
 

City Project Number: 20012120 

Federal Aid Project Funding Number: XXXXX 
 

INTRODUCTION 
 
The purpose of this project phase is to prepare preliminary and final design for preservation and rehabilitating the 
pavement of Avondale Road between the limits of just north of Union Hill Road to NE 90th Street.  The project limits 
include the bridge deck spanning Bear Creek.  
 
Total project corridor length is approximately 2,500 feet, with the principal focus being rehabilitating of the 
pavement.  With the project’s federal funding it will also be necessary to address elements of the existing curb ramps 
and pedestrian signals (associated signals if necessary) to meet ADA requirements.   
 
The services by the Consultant include survey to augment City GIS information, base map preparation, geotechnical 
investigations, agency coordination (with WSDOT), design engineering, the preparation of construction plans, 
contract provisions, and opinions of cost. 
 
The paving limits include: 

• Begin paving north of the PCC Union Hill Road intersection, end paving south of the of NE 90th Street 
intersection. 

• Paving will follow the curb line of Avondale Road, from point of curvature to point of curvature (PC to PC) 
across cross streets. Cross streets, private roads, and access points will not be paved. 

 
Also included in the work will be various location of full depth pavement repair, upgrading existing pedestrian curb 
ramps, improvements to select existing stormwater and sanitary sewer frame and grates, water valve boxes, 
replacement of median curbs may be needed in some locations, and the replacement of traffic loops. 
 
This Scope of Services assumes that no detention, water quality facilities, or upsizing of the conveyance system will be 
necessary for the project.    
 
This Scope of Services assumes right of way acquisition, right-of-entries, or temporary construction easements will 
not be necessary to construct the improvements. 
 
The preliminary and final design engineering phase is anticipated to start in June 2022 and will be completed by the 
end of March 2023. 
 
Future project phases may include a Construction Engineering Services phase. The scope and extent of construction 
engineering services will be determined after final design.  

945

pwilliams
Highlight
The agenda memo seems to state the budget of $351k already includes the acquisition of any necessary property rights to build the project but this says otherwise?



CITY OF REDMOND 
Agreement with Perteet Inc.  April 29, 2022 

Page | 2 
 

Consultant’s services will be limited to those expressly set forth herein. If the service is not specifically identified herein, 
it is expressly excluded. Consultant will have no other obligations, duties, or responsibilities associated with the 
project except as expressly provided in this Agreement.  
 
Transferring Budget within Contract Maximum: The level of effort is specified in the scope of services. The budget 
may be transferred between discipline tasks at the discretion of the Consultant, provided that the total contracted 
amount is not exceeded. The Consultant will have the flexibility to manage budget within a given discipline on a 
subtask level. Budget management and transfers between the Consultant and subconsultants must be approved 
by the City through the Consultant’s change management process. 
 
Services provided by the Consultant will consist of: 
 

GENERAL SCOPE OF SERVICES 
 
This Scope of Services describes the Tasks to be accomplished by the Consultant as summarized under each Task. 
This scope consists of the following elements: 

 
Task 1 – Project Management and Coordination 
Task 2 – Survey and Basemapping (1 Alliance Geomatics) 
Task 3 – Geotechnical Investigations (HWA GeoSciences) 
Task 4 - Design Memorandum & Preliminary Plan 
Task 5 – Bicycle Lane Options 
Task 6 – Curb Ramp Design and Coordination 
Task 7 – Maximum Extent Feasible (MEF) Documentation  
Task 8 – Utility Coordination 
Task 9 – Environmental Permitting and Documentation 
Task 10 – WSDOT Coordination 
Task 11 – Community Outreach and Support 
Task 12 – Traffic Management Control Plan 
Task 13 – 75% PS&E 
Task 14 – 100% PS&E 
Task 15 – Final and Ad-Ready PS&E  
Task 16 – Bidding Assistance 
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Optional Services  
With prior written approval by the City and written notice-to-proceed, Tasks described in this scope of services as 
optional services (as directed) may be produced by the Consultant.  
 
This Scope of Services is defined in the tasks below. 
 
SCOPE OF SERVICES DEFINED 
 
Task 1 – Project Management and Coordination 
 
Overall project management and coordination work elements include: 
 
1.1 Project Coordination with City  
 
Consultant will coordinate with the City of Redmond on a regular basis to keep the City’s project manager informed 
about project progress, project schedule issues, and project budget. This work element will also include preparing an 
Action Items Log and a Record of Decision and keeping these updated throughout the duration of the project. 
 
The Consultant will attend one (1) project kickoff meeting with the City and up to ten (10) project status meetings with 
the City. These meetings under this task will include the following participation by the Consultant team: 

• Kickoff meeting will include attended by Perteet discipline leads, with up to four (4) staff from the Perteet 
team. Kickoff meeting will include subconsultants, HWA GeoSciences (up to two [2] staff), 1 Alliance 
Geomatics (up to one [1] staff). 

• Up to ten (10) meetings attended by Perteet with up to two (2) staff from the Perteet team.   

• Subconsultant attendance at meetings related to design work will be included under those individual design 
tasks. 

• The Consultant will prepare agendas and meeting notes/action items and distribute to attendees. 
 

In the event that the City has a change in the City’s project manager, the Consultant will meet with the new project 
manager, provide a summary of design and progress, provide a summary of decisions made, and provide past 
deliverables to date. This effort is included in this task. If changes to completed design efforts and/or Scope of 
Services are requested due to the change in City’s project manager, this will require a supplement to the Agreement.   
 
1.2 Project Schedule, Budget, and Team Management  
 
The Consultant will develop an overall project schedule, which will include a detailed schedule by task, for the project 
phases, through bid advertisement for the full project. The Consultant will prepare a draft and final schedule for the 
City review, and then the Consultant will prepare two (2) schedule updates as the project progresses, when requested 
by the City. The Consultant will also manage the Consultant budgets, monitor staff and subconsultants, manage 
change and prepare amendments, and monitor work progress under this work element. 
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1.3 Progress Reports, Invoices, Underutilized Disadvantaged Business Enterprise (UDBE) 

Reporting 
 
As part of the project, the Consultant will prepare monthly progress reports that describe the work items and 
percentage of work items that were accomplished during a given month, as well as a forecast of work to be 
completed over the following month. Progress report will include a status of the total project budget, total project 
budget spent, and total project budget remaining. The monthly progress reports will also identify other issues that 
may be occurring, if any. The Consultant will submit these monthly progress reports to the City’s Project Manager 
with the monthly invoices. The monthly invoices will bill by individual tasks. The Consultant Project Manager will 
notify City’s Project Manager, in writing (memo format), of any out of scope and/or budgetary issues that are 
inconsistent with this Scope of Services.   
 
Concurrent with the monthly billing, the Consultant will provide a scope, schedule, budget, and project percentage 
completion report detailing the status against the remaining contract scope, schedule, and budget.  
 
Each month the Consultant will prepare a report showing the status progress towards meeting the UDBE goals and 
submit this to the City with the monthly progress report and invoice. 
 
Assumptions: 
 

• This contract duration shall be no longer than 12 months for the design phase 

• Project kickoff meeting may be held as a virtual meeting. 

• Maximum of two project design schedule updates will be prepared. An estimated construction schedule 
showing contractor working days will be prepared under Task 12. 

• Meetings between Consultants will be conducted under other scope tasks. 
 
Deliverables: 

• Kickoff Meeting Agenda and Summary of Meeting Notes/Action Items 

• Project Design Schedule (Microsoft Project format) and up to two updates 

• Project Meeting Agendas for up to 10 meetings and notes/action items 

• Invoices and Progress Reports 

• UDBE Status Report 
 
Task 2 – Survey and Basemapping (1 Alliance Geomatics) 
 
Services to be provided include horizontal and vertical control surveys and ground based topographic and 
planimetric mapping surveys necessary to support design of pavement overlay for the preliminary and final design as 
well as provide for future construction layout of the curb ramps. 
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Surveying Limits 
See attached Exhibit to this Scope of Service showing the Surveying Limits. 
 
2.1 Survey PM, Admin, QA/QC 
 
This task includes the survey project management, administrative duties, and quality control required for a project of 
this complexity and magnitude. Depending on the project requirements, 1 Alliance will assign a Survey Project 
Manager, Assistant Project Manager, and Survey Quality Leader for this project. 
 
2.2 Survey Control 
 
This task includes the establishment of survey control, or the recovery of existing survey control, as required for the 
project.  Typically, survey control will be set, found, or referenced utilizing Real-Time Kinematic (RTK) GPS (GNSS) 
and the Washington State Reference Network (WSRN) in conformance with industry standards.  This survey control 
is then typically propagated, as required, utilizing standard terrestrial total station measurements. 

• Geodetic Survey Control (Coordinates) 
o Current WSRN coordinate system is NAD83-2011 Epoch 2010.00 Coordinates. 
o Horizontal survey work shall reference the Washington State Plane Coordinate System of 1983 as 

established in accordance with Chapter 58.20 RCW. 
o Vertical Datum for the survey work shall reference the NAVD88. 

• Cadastral Survey Control (Lines established and marked on the ground by suitable monuments, which are 
used as starting and closing points in surveys of the public domain of the United States.) 

• Units shall be in US Survey Feet. 
 
2.3 Field Surveying and Mapping 
 
Pick up face of curb/flow line at 100-foot intervals and angle-points, per the attached Exhibit (Surveying Limits), for 
striping and roadway width purposes. 
 
This task includes the field surveying and mapping required for this specific effort. 1 Alliance will be using a 3D Laser 
Scanner supplemented with traditional Total Station and GPS technologies to collect the data for use in the creation 
of a basemap. 
 
Topographic and Planimetric 

1. Survey intersection curb returns for curb ramp/pedestrian signal design-typical. 
2. Pick up the curb line for the entire corridor. 
3. Pick up lane lines, chann symbols, for the entire corridor.  Any change in widths of the lanes or the bike lanes 

will be important in this project, as City may widen the bike lanes and revise the lane channelization of the 
entire corridor. 

4. Utility lids at curb line and in roadway for entire corridor.  Do NOT need measure downs of pipes etc, just the  
 
lid location/elev. And type of lid of course (SS or CB or water valve etc) 

5. Prepare a signed construction alignment and control Plan. 
6. At this time, NO determination of ROW. 
7. Median Flowlines – PCs, Aps, and ground shots every ~50’. 

 
2.4 Office Processing and Deliverable 
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This task includes the office processing of the collected survey data, data extraction, field book note reductions, 
CADD drafting, and other duties required for the generation of the deliverable(s). 
 
For 3D laser scanning efforts, sub-tasks include the registering of point clouds; evaluating the registrations; exporting 
the point cloud data to Civil3D; creating or picking of appropriate points in Civil3D; Linework and Layering, and 
standard CADD drafting of the deliverables, as required. 
 
Assumptions: 

• Health, Safety, and Security are priority. 1 Alliance personnel will not proceed if the conditions are deemed 
unhealthy, unsafe, or not secure from harm of any type. 

• 1 Alliance is not responsible for any delays due to conditions outside of 1 Alliance’s control. 
• Permits will not be required for 1 Alliance’s efforts. 
• Tree driplines are not a part of these services. 
• Utility measure-downs are NOT part of this scope. 
• Conductible utility locating is NOT a part of these tasks. 
• Pipe invert elevations of storm/sewer manholes and basins are NOT a part of these tasks. 
• Boundary/Record of survey is NOT a part of these tasks. 
• Wetland flags are NOT a part of these tasks. 
• Geotechnical bores, potholes, hand holes, and test pit locations are NOT a part of these tasks. 
• 1 Alliance will not enter any conditions deemed unsafe and will notify the Client to resolve them should they 

arise. 
 
Deliverables 

• AutoCAD Civil 3D 2018 survey base map at 1” = 20’ (electronic copy). (not to include terrain model) 
• Autocad Civil 3D 2018 terrain model, electronic copy. 
• Signed (construction) alignment and control Plan. 
• Signed pdf copy of the mapped areas, if required. 
• Field book notes, if required. 
• ASCII file of all topographic and control points, if required. 
• An ASCII file with point numbers, coordinates, elevations, and descriptions for each survey point, with 

benchmarks and survey control points clearly identified. 
 

Task 3 – Geotechnical Investigations (HWA GeoSciences) 
 

• Prepare traffic control plans (TCP) and Right of Way (ROW) use application and submit to city for 
approval. 

• Perform FWD testing on each travel lane along Avondale Road from Union Hill Road to NE 90th St. 
• Test spacing will be approximately 100 to 200 foot intervals. Testing to consist of 3 drops at each 

location. GPS readings will be taken at each test location.  
• Mark pavement cores in the roadway at 12 locations along the alignment and arrange for utility locates. 
• Perform pavement coring at 12 locations using a 6-inch diameter core barrel. Shallow hand borings (2 

feet) will be completed at each core location to assess subgrade condition.  
• Pavement cores will be patched with Aquaphalt 6.0 water activated cold patch. 
• Prepare photographic logs of pavement cores/hand borings. 

950



CITY OF REDMOND 
Agreement with Perteet Inc.  April 29, 2022 

Page | 7 
 

• Prepare a spreadsheet presenting the results of field testing (including FWD deflection readings and 
backcalculated resilient modulus of subgrade). 

• Perform a walkthrough of the alignment and identify areas likely to require complete reconstruction based 
on FWD testing/pavement coring. 

• Perform engineering analyses to develop pavement rehabilitation and reconstruction recommendations. 
• Prepare a letter report presenting the results of FWD testing, pavement coring, reconstruction areas, and 

our pavement design recommendations. 
 
Deliverables: 

• Draft and Final Letter Report of geotechnical findings 
 
Task 4 - Design Memorandum & Preliminary Plan 
 
4.1 Pavement Evaluation  
 
The primary objective will be to resurface the pavement through a grind and overlay and in some locations conduct 
full-depth replacement to rehabilitate the pavement where there is subgrade failure. Under this subtask, the Consultant 
will also investigate the potential use of the fibrous reinforced asphalt for this project. 
 
Data Collection and Review  
Collect record drawings of existing conditions from the City. Collect available traffic data from Redmond, Metro 
Transit, and Sound Transit, (ADT, Truck Counts, Bus Counts).  Five years of ADT data shall be collected to 
effectively estimate a traffic growth factor (or a growth factor will be provided by the City). The City will provide the 
Consultant with available heavy vehicle and ADT information to be used for pavement design. 
 
Record Existing Conditions 
Record existing conditions with hand-held GPS/GIS devices to efficiently note and locate pavement failure areas, 
determine potential cause of failure, and map proposed areas of rehabilitation. 
 
Evaluation/Options 
Evaluate rehabilitation options taking into consideration costs, constructability, and maintenance of traffic. 
Evaluation will include grinding depth, inlay depth, and overlays depths for consideration. Conduct pavement design 
calculations for full-depth repair areas using the 1993 AASHTO Guide for the Design of Pavement Structures.  
Within the Design Memorandum, document findings and results of the geotechnical investigations that contribute to 
the rehabilitation solutions. Equivalent Single Axle Load (ESAL) calculations will be performed with data collected by 
the Consultant as described in the section Data Collection and Review.    
 
Pavement base repair alternatives will be developed for a full depth HMA pavement section. This task includes the 
following: 

• Provide proposed load equivalency factors for HMA pavement section.  
• Calculate ESALs for HMA pavement design.   
• Develop recommended HMA pavement section design depths (include recommended HMA class and oil 

grade). 
 
Assumptions: 

• The anticipated approach to pavement rehabilitation is that the amount of pavement required to be 
removed to address subgrade failures will not trigger detention and water quality requirements. Therefore, it 
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is assumed that detention or water quality treatment for stormwater will not be necessary.  If through the 
course of design, it is determined that detention or water quality treatment facilities will be necessary, the 
evaluation and design of these facilities will be conducted under a supplement to this Agreement. 

• The City will provide ADT data, including truck data. 
 
Deliverables: 

• Document pavement rehabilitation options considered and recommended approach in the Design 
Memorandum.  

 
4.2 Preliminary Plan 
 
Prepare a preliminary roll plot of the plan view to produce a preliminary opinion of cost.  The preliminary plan will 
show the paving limits, proposed areas of full pavement reconstruction, if any, revised channelization (if buffered bike 
lanes or other solution changes channelization), and preliminary curb ramp type and locations. This sub-task also 
includes one site visit with up to two (2) Consultant staff to review the Preliminary Plan with the City on site. 

 
4.3 Preliminary Opinion of Costs 
 
Calculate quantities and opinion of construction costs based upon the pavement rehabilitation method and 
preliminary plan for the roadway reconstruction, curb ramp replacement, and associated improvements identified in 
the curb ramp assessment. 
 
4.4 Flow Control and Water Quality Check 
 
The Consultant will calculate the potential areas of disturbance (full depth replacement pavement excavation) and 
review the City of Redmond Stormwater Technical Notebook criteria for the determination as to whether or not flow 
control or water quality measures would be required due to the repair work.  This information will be documented in a 
basic one (1) page summary technical memorandum, and this will not be a full stormwater design memorandum. 
 
4.5 Design Memorandum 
 
Prepare a Design Memorandum documenting the pavement rehabilitation method, summary of ADA compliance 
requirements as identified in Task 6, and clear zone inventory. It is the intent of the Design Memorandum to 
document the design criteria and include the WSDOT LAG Manual Local Agency Design Matrix Checklist.  The 
Consultant will also perform the clear zone inventory under this task. 
Deliverables: 

• Roll plot of project footprint/limits/channelization (if revised due to buffered bike lanes) in electronic PDF 
format 

• Preliminary opinion of costs in electronic PDF format 
• One (1) copy of the draft and final Design Memorandums in electronic PDF format.  
• One (1) copy of the draft and final stormwater summary technical memorandums in electronic PDF format.  

 
Task 5 – Bicycle Lane Options 
 
The City is considering modifying the existing bicycle lanes on Avondale Road to add a buffer for the existing bicycle 
lane. The purpose of this task is to compare three (3) options for modifying the existing bicycle lanes on Avondale 
Road. The three options are anticipated to include: 
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1) No change - leave existing bicycle lane as it currently exists; 
2) Revise the existing channelization configuration, by narrowing vehicle travel lanes and maintaining the 

existing curb lines; 
3) Revise the existing channelization configuration which may include reconstructing median islands or 

other ideas. 
 
It is not intended that the Consultant provide a formal recommendation based on a scored analysis. The Consultant 
shall provide engineering advantages and disadvantages for each option to enable the City to select the final design 
decision. A cost analysis of the 3 bicycle options will NOT be required for this Task. The Consultant will prepare an 
opinion of construction costs for the bicycle lane alternative that is selected by the City   
 
The Consultant will: 

• Review existing conditions, including channelization and lane spacing, vehicle and bicycle (if available) 
traffic volumes, and transit traffic and stop locations 

• Consider current best practices for bicycle facilities, bicycle facility design and user comfort, including bicycle 
level of traffic stress (BLTS) 

• Prepare typical cross sections for each option 

• Prepare a draft and final summary memorandum documenting considerations, advantages, and 
disadvantages for each option. 

• Prepare cost estimate of selected alternative 
 

Task 6 – Curb Ramp Design and Coordination 
 
The Consultant will design ADA compliant solutions for up to 6 curb ramps as identified below. The Consultant will 
prepare grading exhibits to be reviewed/approved by the City prior to the 75% PS&E phase. It is anticipated that 
there will be no pedestrian push buttons designed as part of this project. Curb ramps along the east side of Avondale 
Road are not included in this Scope of Services, and will be considered extra work. It is anticipated that the crossings 
of Avondale Road will be prohibited at NE 85th Pl. and NE 88th Pl. as part of this project. The six (6) curb ramp 
locations are anticipated to be at: 

• Avondale Road and NE 85th Pl. 
o SW Corner: one ramp 
o NW Corner: one ramp 

• Avondale Road and Brierwood Apartments. 
o SW Corner: one ramp 
o NW Corner: one ramp 

• Avondale Road and NE 88th Pl. 
o SW Corner: one ramp 
o SE Corner: one ramp 

 
The effort for this task includes one (1) site visit by up to two (2) Consultant staff to obtain additional site information, 
as needed.   
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Assumptions: 

• The Consultant will not do an ADA compliance review/assessment of the existing curb ramps and/or 
pedestrian signals. 

 
Deliverables: 

• Design and layout for each curb ramp location (6 ramps) 
• Exhibits:  The Consultant will prepare Exhibits showing existing conditions and proposed improvements, 

slopes, and elevations for discussion and review and approval purposes 
• Attend up to two (2) coordination meetings with the City regarding curb ramp design. 

 
Task 7 – Maximum Extent Feasible (MEF) Documentation  
 
When full ADA accessibility criteria cannot be met by the pedestrian facility improvements, the acknowledgement 
that the facility was designed to the Maximum Extent Feasible will be required by WSDOT as part of the project 
documentation. If the existing site conditions to do allow for full ADA compliant facility, the Consultant will prepare a 
the City’s Design Exception Approval Form (this has been an acceptable documentation format by WSDOT on past 
City projects with federal funding). 
 
The curb ramps will be designed and documented per the Proposed Accessibility Guidelines for Pedestrian Facilities 
in the Public Right-of-Way, July 26, 2011 (commonly referred to as the 2011 PROWAG). 
 
The Consultant will prepare draft forms for the City’s review and approval, and then a final form based on City 
comments. 
 
The approval form will reflect the Consultant’s designed improvements and shall be provided to the City. Upon 
completion of construction, it is recommended that the approval form be modified to reflect the constructed 
improvements, as the Constructed approval form. This Scope of Services does not include work to revise the designed 
conditions approval form and produce the constructed approval form.  
 
Assumptions:  

• Detailed information for every pedestrian facility (for example, each curb ramp with every slope 
measurement, dimensions, etc.) will not be provided in the MEF. 

• Existing non-compliant curb ramps are generally non-compliant in most or all of the elements (such as 
dimensions, landings, slope); therefore, a detailed overview of the individual existing elements will not be 
provided for each curb ramp, but there will be a general statement of “non-compliancy” for each ramp, as 
necessary. 

 
Deliverables: 

• One (1) electronic copy of the Draft Design Exception Approval Form in Microsoft Word format for the City’s 
review 

• One (1) electronic copy of the Final Design Exception Approval Form in PDF format 
 
  

954



CITY OF REDMOND 
Agreement with Perteet Inc.  April 29, 2022 

Page | 11 
 

 
Task 8 – Utility Coordination 
 
The Consultant will coordinate with the utility owners to identify and verify existing utilities where curb ramps and are 
proposed on the project. The intent of this Task is that existing utilities that have facilities within the curb return areas 
are notified of the upcoming project and to confirm no concerns from the franchise utility perspective.  Utilities picked 
up by the surveyor through locate markings will be verified by the franchise utilities, and shown in the construction 
Plans for the Contractor’s information. 
 
8.1 Franchise Utility Coordination 
 
The Consultant will contact the local franchise utilities and request as built information. The Consultant will compare 
provided as-built information with the surveyed locations and confirm the location and ownership with the respective 
franchise owners. 
 
 
Assumptions: 

• Utility conflict analysis and potholing is not included in this scope of services.  If it is determined that these 
services would be needed, the Consultant can provide these services as a supplement to the Agreement. 

• Utility design is not included with this scope of services. Design of relocations will be designed by others, if 
required. 

 
Deliverables: 

• Utility Contact Log containing list of utility names, and contact staff with email addresses and phone numbers 

• Acquire and review of as-built information, as applicable.  

• Additions/revisions to basemap based on as-built information, as applicable 
 

Task 9 – Environmental Permitting and Documentation 
 
The Consultant will provide permitting assistance to provide documentation for the to the City to coordinate with 
WSDOT for NEPA review. Services to be provided are detailed below. 
 
As this project has received Federal funding, the City is required to meet the requirements of the NEPA. The 
Consultant will complete environmental documentation for Federal NEPA and Local Agency SEPA environmental 
determinations. 
 
9.1  Background Information Review & Analysis 
 
The Consultant will obtain project and resource information relevant to the environmental context of the project, 
inclusive of resource agency database review of available information on historical and cultural resources, any listed 
Ecology facilities indicated on their database, species listed as threatened or endangered under the Endangered 
Species Act (ESA), any designated critical habitat, and information from the design team applicable to the 
environmental context for exclusion documentation and consideration. 

 
Assumptions: 

• No permits or documents outside of those described in the following subtasks are assumed. 
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• Environmental review will be adequately addressed with efforts provided under this task and associated with 
other in-scope documents or obtained from readily available sources of resource information. 
 

Deliverables: 
• Project and resource information relevant to the environmental context of the project. 

 
9.2 WSDOT Early Coordination 
 
WSDOT Local Program encourages early coordination in the project development process to evaluate any potential 
environmental impacts due to the project improvements. Due to the nature and limits of the project improvements, it is 
likely that the project does not induce significant impacts to planned growth or land use; does not require the 
relocation of people; does not have a significant impact on any natural, cultural, recreational, historic or other 
resource; does not involve significant air, noise, or water quality impacts; and does not have significant impacts on 
travel patterns. Therefore, it is anticipated that a Categorical Exclusion (CE) level NEPA documentation is 
appropriate. The Consultant will draft a preliminary NEPA CE form after a background resource information review, 
and subsequently schedule a NEPA “kick-off” site meeting with the City and WSDOT Local Programs staff to consider 
categorical exclusions and the extent of any requested supplemental documentation under WSDOT NEPA CE review. 
The Consultant will prepare sufficient documentation to requirements of Chapter 24 of the LAG manual. 

 
Assumptions: 

• One (1) on-line meeting will be attended with WSDOT staff, City staff, and Consultant staff (assumed to 
include the project manager or lead engineer, the environmental planning lead. 

• No right-of-way acquisitions or construction easements are assumed for this project. 
• The meeting may occur at or before the Preliminary deign level and project guidance will be based on 

preliminary design knowledge. 
• Based on the nature of the improvements, it is assumed that an Air Analysis will not be required for this 

project. 
 

• No in-water work is assumed to occur in wetlands/streams or other critical areas. 

• No new pollutant generating impervious surface is assumed according to WSDOT and Ecology SWMWW 
definitions. 

• The project will be completed with less that an acre of exposed soil land disturbance. 

 
Deliverables: 

• Meeting notes/comments provided to the City via email after site meeting 
 

9.3 NEPA CE Form & Review Coordination 
 

The Consultant will prepare Preliminary and Final NEPA Categorical Exclusion Documentation form for submittal to 
WSDOT. The Consultant will assist the City to coordinate with WSDOT’s Local Programs throughout the 
development, review, update, and final approval of the NEPA Categorical Exclusion Documentation form. 
Communication to WSDOT for the NEPA review should be conducted by the City. 
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Assumptions: 
• The level of NEPA CE documentation will be limited to completing a NEPA CE form and supplemental 

information will not be needed due to the project’s pavement preservation overlay improvements. 

• No critical sensitive areas occur within or will be affected by the project. 
• Cultural resources documentation will be exempt pursuant to project types listed in Appendix J of WSDOT’s 

“NEPA CE Guidebook for Local Agencies” which includes Exemption A-1 for roadway surface replacement 
and overlays that do not expand the wearing surface. 

• Based on the nature of the project improvements, it is assumed that the project is exempt from an Air Quality 
Analysis, per Appendix J of WSDOT’s “NEPA CE Guidebook for Local Agencies”. 

• The project is not in a floodplain. 
• The project will not require excavation below the ground surface (subgrade) for hazmat risk considerations 

nor will the project require full-depth replacement for the potential to be considered new pollutant 
generating surface. 

• There will be no change in the vertical or horizontal alignment of the roadway, no increase in the number of 
lanes, and no change in the topography adjacent to the roadway, and therefore, it is assumed that the 
project is exempt from a Noise Analysis, per Part 4 of WSDOT’s “NEPA CE Guidebook for Local Agencies”. 

• No parks will be affected. 
• No streams will be affected. 
• The project will be consistent with the WSDOT HRM or Ecology stormwater manual for stormwater 

management. 
• Environmental justice documentation will be exempt pursuant to project types listed in Appendix L of 

WSDOT’s “NEPA CE Guidebook for Local Agencies which includes Exemption 1 for roadway surface 
replacement and overlays that do not expand the wearing surface and no transit routes will be affected or 
traffic detours proposed. 

• Biological assessment information will be documented on the NEPA CE form ESA Checklist and no 
supplemental BA analysis will be necessary. 

• Coordination will occur with WSDOT after CE submittal to respond to any review comments. One (1) 
revision to the submitted Preliminary CE form is assumed before issuing the Final CE Form.. 
 

• Once WSDOT agrees the CE form is complete they will request the CE to be signed by the City for final 
approval. 

• No meetings are assumed for this subtask. 
 

Deliverables: 
• Draft and Final CE form to City and WSDOT. 

• Correspondence via email. 
 

9.4 SEPA Checklist 
 
The Consultant will prepare a Draft and Final SEPA checklist for City use at or before the 75% design level inclusive of 
NEPA discipline information and related project documents under this scope of services as supporting information. 
The Consultant will coordinate with the City throughout the development, review, update, and final approval of the 
SEPA Checklist and documentation. 
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Assumptions: 
• It is anticipated that a SEPA determination will result in a DS or MDNS. 

• The City will provide one (1) consolidated review on the draft SEPA checklist prior to being finalized by the 
Consultant. 

• The City will meet the SEPA requirements for public notice and circulation.   

• SEPA will not be appealed. 
Deliverables: 

• Draft and Final SEPA checklist 

• Correspondence via email 
 
9.5 Floodway Memo 
 
The FEMA Floodway for Bear Creek is mapped to cross Avondale Road in the project area. The adjacent base flood 
elevation is mapped at or near elevation 50 and the existing road surface occurs at approximate elevation 55 from 
preliminary review of King County LIDAR/GIS. The road is bridged over and above the floodway and the floodway 
should not be impacted. 
 
Assumptions: 

• The Consultant will prepare a summary memo to explain the project activities occurring above and not 
within the floodway for SEPA and NEPA documentation. 

• The floodway is mapped in the project corridor, but avoidance of floodway impacts is assumed. 
 

Deliverables: 
• Draft and Final Floodway Memo 

• Correspondence via email 
 
Task 10 – WSDOT Coordination 
 
The Consultant will coordinate with WSDOT regarding the approval of the 100% and Final construction plans, 
specifications, and opinion of cost. The Consultant will also coordinate with WSDOT regarding the required 
checklists, and public information findings (PIF), if required, for federally funded projects. 

 
10.1  WSDOT Coordination for PS&E 
 

Because there is federal funding included in the project, WSDOT will need to approve the project’s construction 
contract documents. This task includes coordinating with WSDOT through e-mails and by phone.  The Consultant 
will prepare hard copies and electronic copies of the 100% plans, opinion of costs, contract specifications, and 
complete the WSDOT PS&E Checklist, and submit as a submittal package to WSDOT for review. 

The Consultant will review and address WSDOT comments resulting from the 100% review. The Consultant will 
arrange, prepare for, attend, and prepare meeting notes for up to one (1) meetings with WSDOT to discuss the 100% 
comments and prepare for the final submittal.   

Deliverables: 

• Up to three (3) hard copies of 100% and Final plans and contract provisions, and one electronic pdf copy, for 
WSDOT review and approval 
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• Completed WSDOT PS&E Checklist submitted with the 100% PS&E to WSDOT 
• Provide additional support information to WSDOT as requested to obtain approval by WSDOT for the final 

contract documents. 
 

10.2 Preparation of Public Information Findings (PIFs) 

The Consultant will prepare and submit Public Information Findings (PIFs) for proprietary items, as required for 
WSDOT on federally funded projects.  Preparation includes obtaining verifications from vendors that materials meet 
Buy America requirements, or obtain values of items and the value of foreign steel and/or iron, if any, and the 
preparation of WSDOT Form 140-051.  

 
Assumptions: 

• It is anticipated that a PIF will be prepared for utility lid replacements.  If other items are identified as 
needing PIF documentation, this may be considered and additional service and may require a 
supplement to the Agreement. 

• Vendor and City signatures will be the required approval, and forms submitted to WSDOT are for 
record keeping purposes. 

Deliverables: 
• Draft and Final PIF documentation (WSDOT Form 140-051) 

 
If needed the Consultant will arrange, prepare for, attend, and prepare meeting notes for up to two (2) meetings with 
WSDOT to discuss project information.  The meetings will focus on gaining WSDOT concurrence of these 
documents. This task includes coordinating with WSDOT through e-mails and by phone.   
 

10.3 Curb Ramp Coordination 

The Consultant will prepare coordinate with WSDOT to confirm WSDOT’s agreement to solutions for curb ramp 
upgrades as well as confirm agreement to locations for replacement. This includes coordination by email and phone, 
preparation of exhibits and providing other project information as requested by WSDOT.  This includes up to one (1) 
meetings with WSDOT in the field and up to two (2) virtual meetings.   

 
Deliverables: 

• Curb ramp design exhibits 
 

Task 11 – Community Outreach and Support 
 
The Consultant will provide community outreach support to the City as requested.  This effort may include the 
preparation of exhibits and written information to support the City’s outreach efforts for web site updates, and 
mailings. This may include the preparation of exhibits or other information for the City’s coordination efforts with 
property owners regarding property access or impacts.   
 
Assumptions: 

• The City will lead community outreach efforts and communication. 

• Any materials mailed through the US Postal Service will be packaged and prepared by the City 
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• The Consultant effort for this task will be limited to the fee effort identified in the Consultant’s fee 
worksheet. 

• This task does not include meetings with property owners. 
 

Deliverables: 
• Support information and/or documents as requested by the City. 

 
Task 12 – Traffic Management Control Plan 
 
Under this Task, the Consultant will meet with the City to discuss and coordinate the approach for the traffic control 
for the project and potential detour routes.  
 
12.1  Traffic Control Coordination 
 
Under this subtask, the Consultant will: 

• Attend up to three (3) meetings with the City to determine a traffic control approach.  
• Attend up to two (2) meetings on site with the City to discuss traffic control approach.  
• Attend up to four (4) meetings with paving contractors to discuss traffic control approach.  
• Prepare meeting agenda and meeting notes 
• Develop a preliminary traffic control concept roll plot, and make revisions based on input from the City, and 

meetings with the contractors. 
• Discuss and coordinate restrictions the City will want to include in the contract documents, such as night 

work, weekend work, and road closures. 
 
12.2  Detour Route Coordination 
 
The Consultant will also meet with the City to discuss detour alternatives that may arise from discussions with City 
staff and the Contractors as part of Task 12.1. 
 
Under this subtask, the Consultant will: 

• Attend up to three (3) meetings with the City to determine and review detour alternatives. 
• Develop preliminary detour concept exhibits. The exhibits will be schematic, not to scale, and not engineered 

drawings. 
 
Assumptions: 

• Traffic Control Plans to be used in the Contract Plans, as a result of the coordination and investigation under 
this task, will be prepared under Tasks 13, 14, and 15.  

• If it is determined detour routes will be required for the project, “Detour Exhibits” will be developed and 
prepared under Tasks 13, 14, and 15 to be included in the Contract Specifications as an appendix. 

• The Consultant will develop a preliminary construction schedule in order to estimate the number of working 
days. 
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Task 13 – 75% PS&E 
 
The Consultant will prepare a 75% design level submittal package for the project as detailed below. The plans, 
specifications, and opinion of cost will be submitted to the City for review and comment. This task will include the 
design and coordination work elements as identified below. 
 

13.1 75% Plans 
Thirty four (34) plan sheets are assumed for the plan set. It is anticipated that the plans will consist of the following 
sheets:   

• Cover Sheet (1 sheet) 

• Legend and Abbreviations (1 sheet) 

• Construction Alignment Control Plan (4 sheets) 

• Typical Roadway Sections (2 sheets) 

• Roadway Paving and TESC Plan (7 sheets) – includes site preparation and erosion control measures 

• Miscellaneous Details (2 sheets) 

• Curb Ramp Modification Plans (2 sheets) 

• Curb Ramp Details (2 sheets) 

• Striping & Signing Plans (5 sheets, includes sign schedule if needed) 

• Traffic Control Plans and Details (4 sheets) 

• Pedestrian Traffic Control Plans and Details (3 sheets) 
 
This work element will also include site visits and design team coordination meetings. 
 
Assumptions: 

• No additional curb ramps will be added to the project. 

• The Striping Plans will reflect the new proposed channelization and buffered bike lanes, if that option is 
chosen. Otherwise, the intent of the Striping Plans will be to replace the striping back to its existing layout. 

 
Deliverables: 

• Electronic copy of the 75% plan set in PDF format via e-mail 
 
13.2 75% Opinion of Cost 
 
The Consultant will calculate 75% level quantities and prepare an opinion of construction cost based upon the design 
and construction plans and anticipated unit bid prices.  
 
A separate schedule in the opinion of cost will be prepared to include: 

• Stormwater frame and grate replacements 
• Sanitary sewer manhole frame and grate replacements 
• Water valve box replacements 
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  Deliverables: 

• Electronic copy of the 75% opinion of cost summary submitted in PDF format via e-mail 
 
In providing opinions of probable construction cost, the City understands that the Consultant has no control over the 
cost or availability of labor, equipment or materials, market conditions or the Contractor’s method of pricing, and 
that the Consultant’s opinions of probable construction costs are made on the basis of the Consultant’s professional 
judgment and experience. The Consultant makes no warranty, express or implied, that the bids or the negotiated 
cost of the work will not vary from the Consultant’s opinion of probable construction cost. 
 
13.3 75% Specifications 
 
The Consultant will prepare Contract Provisions ("Specifications") for the projects based on English units for the 75% 
submittal. These will include Special Provisions for the items of work that are not covered by the current 
WSDOT/APWA Standard Specifications, including Redmond General Requirements, as well as bid and contract 
forms.   
 
Assumptions: 

• A Bid Schedule will NOT be prepared for the 75% submittal (the Opinion of Cost will reflect the exact bid 
items at this submittal level). 

• The City will provide the Consultant with current Redmond General Special Provisions and Requirements to 
be used on the project. 

• The City will provide the Consultant with their standard, current, boilerplate contract language for federally 
funded projects (“front end documents”) to be used for the project. 

 
13.4 75% QA/QC 
 
An internal Consultant quality assurance/quality control review of deliverables will be conducted before the submittal 
to the City.  
 
Task 14 – 100% PS&E 
 
The Consultant will prepare a 100% design level PS&E submittal package for the project as detailed below. This Task 
will include the design and coordination Tasks as identified below. 
 
14.1 Response to 75% Comments 
 
The Consultant will review the City’s 75% review comments for incorporation into the 100% design phase. The 
Consultant will attend one (1) comment review meeting with up to two (2) Perteet staff with the City staff and provide 
the City with written responses to the City’s comments. Responses will be provided on the commented documents 
provided by the City. 
 
Assumptions: 

• The City will provide one set of City review comments to the Consultant, reflective of all City staff comments, 
for the 75% PS&E documents. 

• Conflicting comments will be resolved by City staff prior to transmitting to the Consultant. 
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Deliverables: 

• Written responses to 75% comments. 
 
14.2 100% Plans 
  
The Consultant will revise the 75% plans based on the review comments and advance the design and update the 
plans for the 100% submittal to the City. 
 
Deliverables: 

• Electronic copy of the 100% plan set in PDF format via e-mail 
 
14.3 100% Opinion of Cost 
 
The Consultant will revise the 75% opinion of cost based on the review comments and advance the design and 
update the quantities and unit costs as applicable for the 100% submittal to the City. 
  
Deliverables: 

• Electronic copy of the 100% opinion of cost summary submitted in PDF format via e-mail 
 
14.4 100% Specifications 
 
The Consultant will revise the 75% Contract Provisions (“Specifications”) based on the review comments and prepare 
the 100% Contract Provisions, including the bid schedule, to be used for WSDOT’s review. 
 
Assumptions: 

• The City will provide the Consultant with current Redmond General Special Provisions and Requirements to 
be used on the project. 

 
14.5 100% QA/QC 
 
An internal Consultant quality assurance/quality control review of deliverables will be conducted before the submittal 
to the City.  
 
14.6 100% Constructability Review 
 
A constructability review of the deliverables will be conducted under this Task by a senior team member of the 
Consultant’s Construction Management group.  
 
Task 15 – Final and Ad-Ready PS&E  
 
The Consultant will advance the 100% plans, specifications, and opinion of cost estimate based on the City’s review 
comments and prepare the Final PS&E package.  
 
It is assumed there will be no major design changes to the project at this point. All project elements will be finalized 
and shown in the Final plans. Other street segments, curb ramps, or significant elements of work added to the project 
at this point may result in a delay to the project schedule and require a supplement to the agreement. 
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The Consultant will submit the Final PS&E package to the City for a final check-print review before preparing the Ad-
Ready contract documents. It is assumed that the comments from the check-print review will be minor in nature and 
not reflect any changes to the design or general intent of the construction project. 
 
15.1 Response to 100% Comments 
 
The Consultant will review the City’s 100% review comments for incorporation into the Final design phase. The 
Consultant will attend one (1) comment review meeting with up to two (2) Perteet staff with the City staff and provide 
the City with written responses to the City’s comments. Responses will be provided on the commented documents 
provided by the City. 
 
Assumptions: 

• The City will provide one (1) set of City review comments to the Consultant, reflective of all City staff 
comments, for the 100% plans, specifications, and opinion of costs. 

• Conflicting comments will be resolved by City staff prior to transmitting to the Consultant. 
 
Deliverables: 

• Written responses to 100% comments. 
 
15.2 Final Ad Ready PS&E 
 
The Consultant will revise the 100% plans based on the review comments and prepare the Final Plans as a final 
check-print review for the City. 
 
The Consultant will revise the 100% Contract Provisions (“Specifications”) based on the review comments and 
prepare the Final Contract Provisions, including the bid schedule to be used for the Advertisement, as a final check-
print review for the City. 
 
The Consultant will revise the 100% opinion of construction costs based on the review comments and prepare the 
Final opinion of costs. 
 
Deliverables: 

• Electronic copy of the Final plan set in PDF format via e-mail 

• Electronic copy of the Final special provisions submitted in Microsoft Word format via e-mail 
 

• Electronic copy of the Final opinion of costs summary submitted in PDF format via e-mail. 
   
15.3 Final QA/QC 
 
An internal Consultant quality assurance/quality control review of deliverables will be conducted before the submittal 
to the City.  
 
15.4 Preparation of Ad-Ready Signed Contract Docs 
 
The Consultant will revise the Final plans, Contract Provisions, and opinion of cost estimate based on the City’s final 
check-print review and prepare the final, Ad-Ready PS&E Bid Documents. 
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Assumptions: 

• The City’s comments on the final check-print review will be minor in nature and will not require significant 
changes by the Consultant for the final bid advertisement ready set to be submitted to Builders Exchange. 

• The City will provide one (1) set of City review comments to the Consultant, reflective of all City staff 
comments, for the plans, specifications, and opinion of cost estimate. 

• The City will coordinate the project advertisement with the applicable publications; the Consultant will 
prepare the project advertisement for the City’s use. 

 
Deliverables: 

• Written responses to comments 

• Electronic copy of the half-size and full-size Ad-Ready signed plans in PDF format submitted via e-mail 

• Electronic copy of the opinion of cost summary submitted in PDF format via e-mail 

• Electronic copy of the final bid documents Contract Specifications, including the bid schedule, submitted in 
PDF format via e-mail 

 

Task 16 – Bidding Assistance 
 
16.1 Bidding Support 
 
The Consultant will respond to Contractor questions as requested by the City during the bidding process. The 
Consultant will provide clarifications to the City, which may include Plan sheet revisions, Special Provision language, 
or information clarification for review and approval by the City. The City will prepare the final Addendums and 
submit to Builders Exchange. The effort for the assistance during bidding is limited to the fee identified in the fee 
schedule for this Task. 
 
This Task also includes attendance by the Consultant (with one Consultant member) at the pre-bid meeting.   
 
Assumptions: 

• The City will coordinate the project advertisement with various newspaper publishers. 

• The City will advertise the project for construction. 

• The City will prepare the bid tabulation. 

• The City will record and prepare formal meeting notes for a pre-bid meeting, if applicable. 
• The Consultant will prepare draft addenda for City. The City will finalize and distribute the addenda during 

the bidding process. 

• The City will prepare the Conformed Contract documents and distribute. The Consultant will support the 
City with 

• The Consultant will provide Builders Exchange with a camera-ready or electronic plan set and Contract 
Specifications for purposes of their scanning and contract document distribution during bidding. 

 
Deliverables: 

• Electronic copies of supporting documentation for addenda, as applicable. 
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Additional (Optional) Services 
The Consultant may provide additional services as directed by the City which are not identified in this Scope of 
Services. Additional services shall not commence without written authorization and approval from the City and a 
supplement to the contract. 
 
Services Not Included in this Scope of Services 

1. Coordination with adjacent development  
2. Coordination with police, fire, garbage, USPS, and transit 
3. Stormwater detention and treatment evaluation and design 
4. Analysis for capacity of existing stormwater conveyance systems 
5. Construction Engineering Services 
6. Construction Management and Inspection Services 

 
Items to be furnished by the City 
City will provide the following items and services to Consultant that will facilitate the preparation of the plans and 
studies within the limits of the projects. The Consultant is entitled to rely on the accuracy and completeness of the 
data furnished by others, including, but not limited to, GIS and traffic data. 

• Coordination/scheduling of meetings with City staff 

• Timely reviews of design submittals (assumed to be three [3] weeks each, unless otherwise noted on the 
project schedule developed as part of Task 1) 

• All available “As-Built” information, including for traffic signals and the existing illumination systems. 

• Updated underground utility information relative to the City owned utilities. 

• Updated City of Redmond General Provisions and Contract (“Front End”) documents 

 
Information Provided by Others:  
The Client shall furnish, at the Client’s expense, all information, requirements, reports, data, surveys and instructions 
required by this Agreement. The Consultant may use such information, requirements, reports, data, surveys, and 
instructions in performing its services and is entitled to rely upon the accuracy and completeness thereof. Further, the 
Client agrees that the Consultant shall have no responsibility for any portion of the Project designed by other 
consultants engaged by the Client. 
 
Engineer and its consultants may reasonably use and rely upon information and design elements furnished by Owner 
or customarily furnished by others including, but not limited to, other design professionals, specialty contractors, 
manufacturers, suppliers and publishers of technical standards. 
 
Design Criteria  
The City will designate the basic premises and criteria for the design. Reports and plans, to the extent feasible, will be 
developed in accordance with the latest edition and amendments as of the date of signing of this Agreement, of the 
following documents. Changes in any design standards or requirements after work has begun may be considered, 
and result in, extra services. 
 
Measurements will be in English units. 
 
Drafting Standard:  WSDOT/APWA 

1. City of Redmond Standard Plans  
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2. WSDOT Standard Plans – Current Versions 
3. APWA and WSDOT Standard Specifications for Road, Bridge, and Municipal Construction (English 

Version, 2022) 
4. AASHTO: A Policy on Geometric Design of Highways and Streets (2018 Edition) 
5. 2009 Manual on Uniform Traffic Control Devices (MUTCD) 
6. Proposed Accessibility Guidelines for Pedestrian Facilities in the Public Right-of-Way, July 26, 2011 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

Exhibit B 
DBE Participation Plan 

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. 

See attached Exhibit "B".
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Firm Name, Certification 

Numbers 

Role on Perteet Team Anticipated % 

Commitment 

1 Alliance Geomatics, LLC 

SBE, UDBE, DBE – 

D4M0022928, MBE – 

M4M0022928 

 

Land surveying, R/W plan 

preparation 

8% 

HWA GeoSciences, Inc. 

UDBE, SBE, DBE – 

D5F0024692, MWBE – 

M5F0024692 

 

Geotechnical services 9% 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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 02/01/2021 

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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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

973

ashabir
Text Box
Not Applicable.

ashabir
Text Box
Not Applicable.

ashabir
Text Box
PDF, ZIP, Word, Excel, Project, CAD.



Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

Exhibit D 
Prime Consultant Cost Computations 

See attached Exhibit "D"

974



 Exhibit D - Consultant Fee Determination Summary   

2707 Colby Avenue, Suite 900, Everett, WA 98201 | P 425.252.7700 

Project: Avondale Road Pavement Rehabilitation (Union Hill Rd to NE 90th St) 
Client: City of Redmond 

Hourly Costs 

Classification Hours Rate Amount 
Principal 2 $306.75 $614 
Sr. Associate 217 $222.86 $48,361 
Sr. Associate 20 $229.36 $4,587 
Sr. Associate 2 $242.55 $485 
Sr. Associate 32 $247.55 $7,922 
Sr. Engineer / Mgr 14 $227.48 $3,185 
Lead Engineer / Mgr 32 $144.53 $4,625 
Lead Engineer / Mgr 6 $153.88 $923 
Lead Engineer / Mgr 481 $173.92 $83,655 
Engineer III 524 $133.16 $69,776 
Lead Technician/Designer 252 $128.81 $32,460 
Lead Planner/Manager 4 $144.53 $578 
Lead Planner/Manager 8 $148.88 $1,191 
Planner II 66 $143.85 $9,494 
Construction Supervisor 8 $249.24 $1,994 
Accountant 8 $121.08 $969 
 Total Hourly Costs 1,676 $270,819.00 

Reimbursables 
In-House Costs Qty Rate Amount 
Mileage - $.585 100 $0.585 $59 
 Total In-House Costs $59.00 

Subconsultants 
Subconsultants Cost Markup Amount 
1 Alliance Geomatics, LLC $25,000.00 1.00 $25,000 
HWA GeoSciences Inc $28,150.00 1.00 $28,150 
 Total Subconsultant Costs $53,150.00 $53,150.00 

Other 
Management Reserve $27,070 
Total Other Costs $27,070.00 

Contract Total $351,097.00 

Prepared By: Jerome Didier Date: May 9, 2022 

Exhibit "D"
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Prime Consultant:  Perteet, Inc. 20220033

Max Direct Overhead @ Profit @ Max Rate

Position Classification Salary Rate 196.48% 28.30% Per Hour

Principal $100.11 $196.70 $28.33 $325.14

Sr. Associate $84.98 $166.97 $24.05 $276.00

Sr. Engineer/Sr. Project Manager $68.00 $133.61 $19.24 $220.85

Lead Engineer/Manager $54.60 $107.28 $15.45 $177.33

Engineer 3 $48.56 $95.41 $13.74 $157.71

Engineer 2 $39.38 $77.37 $11.14 $127.89

Engineer 1 $36.75 $72.21 $10.40 $119.37

Lead Technician/Designer $53.56 $105.23 $15.16 $173.96

Technician 3 $35.00 $68.77 $9.91 $113.69

Technician 2 $30.00 $58.94 $8.49 $97.44

Technician 1 $25.00 $49.12 $7.08 $81.21

Sr. Construction Technician $43.78 $86.02 $12.39 $142.20

Construction Technician 3 $40.00 $78.59 $11.32 $129.92

Construction Technician 2 $36.75 $72.21 $10.40 $119.37

Construction Technician 1 $30.00 $58.94 $8.49 $97.44

Sr. Planner $72.00 $141.47 $20.38 $233.86

Lead Planner $45.84 $90.07 $12.97 $148.89

Planner 3 $45.00 $88.42 $12.74 $146.17

Planner 2 $44.29 $87.02 $12.53 $143.85

Planner 1 $30.00 $58.94 $8.49 $97.44

Lead Environmental Scientist $55.00 $108.06 $15.57 $178.64

Construction Supervisor $76.74 $150.78 $21.72 $249.25

Construction Manager $51.50 $101.19 $14.57 $167.27

Construction Engineer 3 $44.50 $87.43 $12.59 $144.53

Construction Engineer 2 $38.58 $75.80 $10.92 $125.31

Construction Engineer 1 $36.75 $72.21 $10.40 $119.37

Sr. Construction Observer $57.75 $113.47 $16.34 $187.57

Construction Observer 3 $38.58 $75.80 $10.92 $125.31

Controller $57.75 $113.47 $16.34 $187.57

Contract Administrator $66.38 $130.42 $18.79 $215.60

Accountant $45.68 $89.75 $12.93 $148.37

Clerical $31.50 $61.89 $8.91 $102.31

Cultural Resources Specialist 2 $37.00 $72.70 $10.47 $120.18

Cultural Resources Specialist 1 $30.00 $58.94 $8.49 $97.44

The rates listed above are the maximum rates payable under this AGREEMENT.  Rates invoiced shall be based

on the direct salary of the individual employee and shall not exceed those listed in this Exhibit E.

Subconsultant Services and Other Direct Costs (ODC) will be reimbursed at the Actual Cost to the Consultant

with no markup.  ODCs are limited to the following items:

Reimbursable Classifications Rates
Mileage Current IRS Rate

Outside Vendor Costs At Cost

Exhibit D-1

Subconsultant Cost Computations

City of Redmond Avondale Rd Pavement Rehabilitation (Union Hill Rd to NE 90th St)

Fee Schedule
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June 30, 2021 

Perteet, Inc. 
2707 Colby Avenue, Suite 900
Everett, WA 98201      
 

Subject:  Acceptance FYE 2020 ICR  Risk Assessment Review 

Dear Denice Moan: 

Assessment review of your Indirect Cost Rate (ICR), we have accepted your proposed 
FYE 2020 ICR of 196.48% of direct labor (rate includes 0.16% facilities Capital Cost 
of Money). This rate will be applicable for WSDOT Agreements and Local Agency 
Contracts in Washington only. This rate may be subject to additional review if 
considered necessary by WSDOT. Your ICR must be updated on an annual basis. 

Costs billed to agreements/contracts will still be subject to audit of actual costs, based 
on the terms and conditions of the respective agreement/contract. 

This was not a cognizant review.  Any other entity contracting with your firm is 
responsible for determining the acceptability of the ICR. 

If you have any questions, feel free to contact our office at (360) 705-7019 or via email 
consultantrates@wsdot.wa.gov. 

Regards;

 

ERIK K. JONSON 
Contract Services Manager 

EKJ:ah 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

Exhibit E 
Sub-consultant Cost Computations 

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. 

1. HWA GeoSciences, Inc.
2. 1 Alliance Geomatics, LLC 
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Project Cost Estimate HWA Ref:  2022-081

Avondale Road Improvements Date:  9-May-22

Redmond, Washington

Prepared for Perteet

Scope of Work
Prepare traffic control plans (TCP)  and Right of Way (ROW) use application and submit to city for approval.
This estimate assume no flaggers will be required and traffic control will consist of arrowboard behind work areas with signs and cones.
Perform FWD testing on each travel lane along Avondale Rd from Union Hill Rd  to NE 90th St.
Test spacing will be approximately 100 to 200 foot intervals. Testing to consist of 3 drops at each location. GPS readings will be taken at each test location. 
Mark pavement cores in the roadway at 12 locations along the alignment and arrange for utility locates.
Perform pavement coring at 12 locations using a 6-inch diameter core barrel. Shallow hand borings (2 feet) will be completed at each core location to assess subgrade condition. 
Pavement cores will be patched with Aquaphalt 6.0 water activated cold patch.
Prepare photographic logs of pavement cores/hand borings.
Prepare a spreadsheet presenting the results of field testing (including FWD deflection readings and backcalculated resilient modulus of subgrade).
Perform a walkthrough of the alignment and identify areas likely to require complete reconstruction based on FWD testing/pavement coring.
Perform engineering analyses to develop pavement rehabilitation and reconstruction designs.

Prepare a letter report presenting the results of FWD testing, pavement coring, reconstruction areas, and our pavement design recommendations.

ESTIM ATED HWA L ABOR:

Geol. VIII Engr. VIII Geol. IV Geol. III Contracts CAD Clerical TOTAL TOTAL

$222.07 $227.91 $119.80 $105.19 $119.80 $90.58 $87.66 HOURS AMOUNT

Project Setup/Coordination 2 1 1 4 $663

Subcontract TCPs, Prepare ROW Use Application and Submit to City 1 6 7 $947

4 10 10 24 $3,162

Mark Pavement Cores and Call Locates 4 6 10 $1,630

Perform Pavement Coring (12 Cores) 24 24 48 $5,400

2 12 14 $1,893

FWD Data Analyses/Prepare Spreadsheet 8 8 16 $2,782

Walkthrough/Visual Assessment of Recon. Areas 8 8 16 $2,782

Prepare Letter Report 2 8 4 4 18 $3,109

Consultation / Project Management 4 4 $912

L abor  Costs 2 41 78 34 1 4 1 161 $23,279

L ABORATORY TEST SUM M ARY: ESTIM ATED DIRECT EXPENSES:

Est. No. Unit Total Mileage @ IRS rate $150

Traffic Control Plans $0

Test Tests Cost Cost FWD Rate (@ $275/hr) $1,650

Grain Size Distribution 6 $115 $690 Pavement Coring (@ $60/core) $720

Atterberg Limits (plasticity index) 6 $235 $1,410 Traffic Control (Arrowboard/Signs/Etc.) $250

CBR/Proctor 0 $550 $0 Laboratory Testing $2,100

L ABORATORY TOTAL : $2,100 TOTAL  DIRECT EXPENSES: $4,870

PROJECT TOTAL S AND SUM M ARY:

Labor Costs $23,279

Direct Expenses $4,870

GRAND TOTAL: $28,149

Assumed Conditions:
1. All costs are estimated, and may be increased or decreased within the limits of the total budget at the discretion of HWA's project manager.
2. No Street Use Permits/ROW Use fees will be required.
3. Hot Mix Asphalt (HMA) patching will not be required at pavement core locations. If HMA patching is required, a supplemental budget will be necessary.

PERSONNEL &  2022 BILLING RATES

WORK TASK

DESCRIPTION

Perform FWD Testing 

Prepare Photographic Pavement Core Logs

2022-081 Avondale Rd Estimate 05-09-22.xls

Exhibit "E" - HWA
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Prime Consultant:  Perteet, Inc. 20220033

Subconsultant:  HWA GeoSciences, Inc.

Max Direct Overhead @ Profit @ Max Rate

Position Classification Salary Rate 163.90% 28.30% Per Hour

Geologist VIII $76.00 $124.56 $21.51 $222.07

Geotechnical Engineer VIII $78.00 $127.84 $22.07 $227.91

Geologist IV $41.00 $67.20 $11.60 $119.80

Geologist III $36.00 $59.00 $10.19 $105.19

Geologist II $30.00 $49.17 $8.49 $87.66

Contracts Administrator $41.00 $67.20 $11.60 $119.80

CAD $31.00 $50.81 $8.77 $90.58

Admin Support $30.00 $49.17 $8.49 $87.66

GeotechnicaL Engineer V $54.00 $88.51 $15.28 $157.79

The rates listed above are the maximum rates payable under this AGREEMENT.  Rates invoiced shall be based

on the direct salary of the individual employee and shall not exceed those listed in this Exhibit E.

Subconsultant Services and Other Direct Costs (ODC) will be reimbursed at the Actual Cost to the Consultant

with no markup.  ODCs are limited to the following items:

Reimbursable Classifications Rates
Mileage Current IRS Rate

Outside Vendor Costs At Cost

Exhibit E-1

Subconsultant Cost Computations

City of Redmond Avondale Rd Pavement Rehabilitation (Union Hill Rd to NE 90th St)

Fee Schedule
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September 9, 2021      

HWA GeoSciences, Inc. 
21312 30th Drive SE, Suite 110
Bothell, WA 98021 
 
 
Subject: Acceptance FYE 2020 ICR  CPA Report 
 
Dear Vasiliy Babko: 
 
We have accepted your firms FYE 2020 Indirect Cost Rate (ICR) of 163.90% of direct 
labor (rate includes 0.22% Facilities Capital Cost of Money) 

Thomas W. Maxwell, CPA. This rate will be applicable for 
WSDOT Agreements and Local Agency Contracts in Washington only. This rate may 
be subject to additional review if considered necessary by WSDOT. Your ICR must be 
updated on an annual basis.   
 
Costs billed to agreements/contracts will still be subject to audit of actual costs, based 
on the terms and conditions of the respective agreement/contract. 
 
This was not a cognizant review.  Any other entity contracting with the firm is 
responsible for determining the acceptability of the ICR. 
 
If you have any questions, feel free to contact our office at (360) 705-7019 or via email 
consultantrates@wsdot.wa.gov. 

Regards;
 
 
 
ERIK K. JONSON 
Contract Services Manager 
 
EKJ:ah 
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NUMBER Date 10-May-22

NAME by BB

CLIENT ckd

OWNER

Director
Land Surveyor 

3
Land Surveyor 3 Land Surveyor 2 Eng Aid 4 Eng Aid 4 Eng Aid 4 Eng Aid 2 Eng Aid 2

Admin Assist 
5

Admin Assist 
5

Principal PM QM PLS/Project CADD 5 CADD 4 TECH 5 TECH 3 TECH 3 APM ACCT FEE

216.11$      142.49$    113.99$     113.99$       93.81$    89.06$        97.37$        83.13$    83.13$    86.68$    78.37$    

No. HRS TASK

1 18 2 4 8 2 2 2,244$            

2 27 1 2 8 8 8 2,857$            

3 98 2 8 8 40 40 9,704$            

4 69 1 4 24 40 6,600$            

5 0 -$                

6 0 -$                

7 0 -$                

212 6 18 8 16 24 40 48 48 0 2 2 212

1,297$        2,565$      912$           1,824$         2,251$    3,562$        4,674$        3,990$    -$        173$        157$        21,405$          

21,405$       

20 77 0.585$        45.05$            

6 -$                

-$                

3,550$            

-$                

3,595$         

25,000$    

OTHER DIRECT COSTS

MILEAGE (TOTAL MILES)

PER DIEM (DAYS)

LODGING (DAYS)

MILEAGE (ONE WAY)

GRAND TOTAL FEE ESTIMATE

3D Laser Scanner

SUE LOCATES

MATERIALS & SUPPLIES

OTHER (DESCRIBE)

TOTAL OTHER DIRECT COSTS

TOTAL HOURS

number of field days

NOTES

TOTAL DIRECT BURDENED SALARY COSTS

Office Processing

TASK

2022 - Loaded Rates

Redmond

22-048
Avondale Road

Perteet

PM; Admin; QA/QC

DESCRIPTION

Survey Control

Field Mapping

PR
O

JE
CT

DRAFT

1AG - LOADED - LOE - 2022 M:\2022\22-048 Redmond Avondale Rd\0000CON\0010Proposal\20220426 FINAL SOW\1AG - LOADED - LOE - 2022 5/10/2022

Exhibit "E" - 1 Alliance
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Prime Consultant:  Perteet, Inc. 20220033

Subconsultant:  1Alliance Geomatics, LLC

Max Direct Overhead @ Profit @ Max Rate

Position Classification Salary Rate 109.19% 28.30% Per Hour

Principal Surveyor $94.00 $102.64 $26.60 $223.24

Survey Project Manager $60.00 $65.51 $16.98 $142.49

QA/QC $48.00 $52.41 $13.58 $113.99

PLS/Project Surveyor $48.00 $52.41 $13.58 $113.99

CADD 5 $39.50 $43.13 $11.18 $93.81

CADD 4 $37.50 $40.95 $10.61 $89.06

Field Tech 5 $41.00 $44.77 $11.60 $97.37

Field Tech 3 $35.00 $38.22 $9.91 $83.13

Assist PM $36.50 $39.85 $10.33 $86.68

Admin $33.00 $36.03 $9.34 $78.37

The rates listed above are the maximum rates payable under this AGREEMENT.  Rates invoiced shall be based

on the direct salary of the individual employee and shall not exceed those listed in this Exhibit E.

Subconsultant Services and Other Direct Costs (ODC) will be reimbursed at the Actual Cost to the Consultant

with no markup.  ODCs are limited to the following items:

Reimbursable Classifications Rates
Mileage 45.05$         Current IRS Rate

Outside Vendor Costs 3,550.00$    At Cost

Exhibit E-1

Subconsultant Cost Computations

City of Redmond Avondale Rd Pavement Rehabilitation (Union Hill Rd to NE 90th St)

Fee Schedule
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August 2, 2021 

1 Alliance Geomatics, LLC 
1261 A 120th Avenue NE
Bellevue, WA 98005 
 

Subject:  Acceptance FYE 2020 ICR  Risk Assessment Review 

Dear Michael Paradis: 

Assessment review of your Indirect Cost Rate (ICR), we have accepted your proposed 
FYE 2020 ICR of 109.19% of direct labor. This rate will be applicable for WSDOT 
Agreements and Local Agency Contracts in Washington only. This rate may be subject 
to additional review if considered necessary by WSDOT. Your ICR must be updated on 
an annual basis. 

Costs billed to agreements/contracts will still be subject to audit of actual costs, based 
on the terms and conditions of the respective agreement/contract. 

This was not a cognizant review.  Any other entity contracting with your firm is 
responsible for determining the acceptability of the ICR. 

If you have any questions, feel free to contact our office at (360) 705-7019 or via email 
consultantrates@wsdot.wa.gov. 

Regards;

 

ERIK K. JONSON 
Contract Services Manager 

EKJ:ah 
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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, (Title of Modal Operating 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 Modal Operating Administration 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
Modal Operating Administration 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 (Title of Modal
Operating 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 (Title of Modal
Operating 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 (Title of Modal
Operating 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 (Title of Modal Operating 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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

Exhibit G-1(a) Certification of Consultant 
I hereby certify that I am the 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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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

______________________________________________________________________ 

NOT USED
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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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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Local Agency A&E Professional Services Agreement Number ____________ 
Negotiated Hourly Rate Consultant Agreement  Revised 02/01/2021 

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: 6/21/2022 File No. AM No. 22-092
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 425-556-2880

DEPARTMENT STAFF:

Public Works Mike Haley Project Manager

Public Works Steve Hitch Engineering Supervisor

Public Works Jon Spangler Engineering Manager

TITLE:
Approve General Services Agreement with Technical Systems Inc. (TSI) in the Amount of $3,581,143 for the Telemetry

System Upgrade, Phases 2 and 3 Project and increase the total funding for this Project from $2,445,000 to $5,205,057

from the Water CIP

OVERVIEW STATEMENT:
This sole-source contract with TSI is to refurbish or replace control panels and communication systems at 12 of the city

water facilities.  This includes five flow control sites, four tank sites, and three well sites.

☒  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
N/A

· Required:
Council approval is required to award a Public Works contract that exceeds $300,000 (2018 City Resolution 1503

· Council Request:
N/A

· Other Key Facts:
N/A
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Date: 6/21/2022 File No. AM No. 22-092
Meeting of: City Council Type: Consent Item

OUTCOMES:
Approving this action keeps the City on the path to completing Phases 2 and 3 of the Telemetry Upgrade projects, which
will improve the safety and reliability of the City’s water system.
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:
$3,581,143

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

Budget Offer Number:
CIP

Budget Priority:
Healthy and Sustainable

Other budget impacts or additional costs: ☒  Yes ☐  No ☐  N/A
If yes, explain:
Staff are requesting an additional $2,760,057 to complete the project.

Funding source(s):
Water CIP

Budget/Funding Constraints:
N/A

☒  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/7/2022 Committee of the Whole - Planning and Public Works Provide Direction
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Date: 6/21/2022 File No. AM No. 22-092
Meeting of: City Council Type: Consent Item

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
Approval of the general services agreement in June of 2022 will likely allow for timely completion of Telemetry Upgrade
Phase 2 and 3 before any older components fail.  The project is scheduled to begin in July of 2022 and will require two
years to complete.

ANTICIPATED RESULT IF NOT APPROVED:
Delay of this upgrade could result in aging equipment failures that would disrupt operation of the water system. Should
our existing, older equipment fail it may not be easily replaced due to availability of spares.

ATTACHMENTS:
Attachment A: Vicinity Map
Attachment B: Additional Project Information
Attachment C: TSI General Services Agreement
Attachment D: BHC email RE: TSI cost proposal
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Attachment A 

Vicinity Map 

 

                               Telemetry System Upgrade Phase 2 and 3 – X Water sites to be upgraded 
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Attachment B – Additional Project Information 

Telemetry System Upgrade Phase 2 and 3 Project 

Project Discussion 

This sole source contract with Technical Systems Inc. (TSI) is to refurbish or replace control panels and 

communication systems at 12 of the city water utility facilities. This includes five flow control sites, four 

tank sites, and three well sites.  

The City of Redmond Public Works Department maintains and operates a telemetry system for the 

water and wastewater systems throughout the city. Redmond has developed software and hardware 

components that are specifically adapted to monitor and control the various components of each 

system. TSI is designated as Redmond’s sole-source integrator for these systems and provides all 

components and software to operate the telemetry systems. Public Works strives to have consistent 

systems throughout Redmond by standardizing telemetry components and software programming, 

which expedites repairs and maintenance. Many equivalent components are not compatible with the 

Redmond system. Thus, using non-standard components in this project would result in additional repair 

and maintenance costs in the future. Resolution 1398 was adopted by Council pursuant to RCW 

39.04.280(2)(a), to waive competitive bidding requirements and designate TSI as the sole-source 

provider for Redmond’s telemetry system upgrades in 2014.   

On May 6, 2022, Redmond staff received a quote from TSI for telemetry system equipment components 

to be used in the upgrade for 12 city water utility sites. The design of these phases of the Telemetry 

System upgrade was completed in October of 2021 and we are now moving to the equipment 

production and installation phase of the project.  

Redmond will continue to ensure the City is protected in case of a cyber-attack on the telemetry system. 

TSI and Redmond have entered into an Information Privacy and Security Agreement along with added 

insurance to minimize the risk of an attack on the system.   

 

Bid Results 

The project was not competitively bid. The escalation in pricing beyond the available funding can be 

attributed to the following factors: 

 Funding for this project was estimated a few years ago when pricing was stable. The estimate to 

support the funding was completed without the benefit of a detailed scope for the equipment 

replacement needs at each site. The design, completed in October of 2021, revealed a funding 

gap but this gap was not confirmed until we received pricing from TSI in May of this year.   

 Recently prices for public works construction are increasing rapidly. We realized these price 

increases in the design estimate but that did not change the available funding set in the current 

CIP.   
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 Currently, ordering and delivery times are impacting all public works construction.  Supplier 

price guarantees for bidding are limited in duration. These conditions present a great deal of 

uncertainty in pricing and justify a high price which also increases costs. 

 

The TSI cost estimate was reviewed by the City’s peer review consultants BHC with City technical and 

project management staff. The BHC consultant opinion of probable costs (OPCC) for the identified work 

was determined to be slightly higher than the TSI estimate. Based on the analysis, the staff concluded 

that the pricing proposed by TSI was fair and reasonable. City staff then negotiated the final contract 

price with TSI.  

Funding to cover the cost increase is available in the Water CIP. Currently allocated cashflow for 2022 is 

expected to cover expenses in 2022. Funding increases for the 2023-2024 CIP will account for the 

funding short fall allowing for this project to continue over the next 2-year period.  Most of the expenses 

for this project will occur in the 2023-2024.  

 

Staff recommends approving this contract with TSI. 

Fiscal Information 

Current Project Budget  

Water CIP $2,445,000 
Additional Water CIP $2,760,057 

Total Funding $5,205,057 
 
Estimated Project Costs 

 

Design  $306,000 
Construction  $3,883,143 
Contingency $1,015,914 

Total Estimated Project Cost $5,205,057 
Budget Difference $0 
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PROJECT TITLE EXHIBITS
(List all attached exhibits - Scope of Work, Work
Schedule, Payment Schedule, etc.)

CONTRACTOR CITY OF REDMOND PROJECT ADMINISTRATOR
(Name, address, phone #) 

City of Redmond 

CONTRACTOR'S CONTACT INFORMATION
( ame, address, phone #) 

BUDGET OR FUNDING SOURCE 

C OMPLETION DATE MAXIMUM AMOUNT PAYABLE 

1

Attachment C

General Services Agreement
Non-Public Work

Telemetry System Upgrade Phase 2 and 3.

Exhibit A Scope of work
Exhibit B Schedule
Exhibit C Fee

Technical Systems Inc.

Mike Haley, City Project Manager,
425-556-2843

Andrew Palmberg
2303 196th St. SW, Lynnwood, WA 98036
425-775-5696
Federal ID 91-0859628

Water CIP

December 31, 2024 $3,581,142.50 includes 10.1% sales tax and
Bonding.
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Page 2 – General Services Agreement, Non-Public Work 
City of Redmond, standard form 
 
 THIS AGREEMENT is entered into on ________________, 20__ between the City 
of Redmond, Washington, hereinafter called "the CITY", and the above-referenced 
person, firm or organization, hereinafter called "the CONTRACTOR." 
 
 WHEREAS, the CITY has a need to have the above-referenced project performed; 
and 
 
 WHEREAS, the CITY does not have sufficient staff or expertise to complete the 
project and therefore deems it advisable and desirable to engage the assistance of a 
CONTRACTOR to provide the necessary services for the project review; and 
 
 WHEREAS, the CONTRACTOR has represented to the CITY that the 
CONTRACTOR is in compliance with the professional registration statutes of the State of 
Washington, if applicable, and has signified a willingness to furnish goods and/or services 
to the CITY, now, therefore, 
 
 IN CONSIDERATION OF the terms and conditions set forth below, or attached 
and incorporated and made a part hereof, the parties agree as follows: 
 
 1. Retention of Contractor - Scope of Work.  The CITY hereby retains the 
CONTRACTOR to provide services as defined in this agreement and as necessary to 
accomplish the scope of work attached hereto as Exhibit A and incorporated herein by this 
reference as if set forth in full.  The CONTRACTOR shall furnish all services, labor and 
related equipment necessary to conduct and complete the work, except as specifically noted 
otherwise in this agreement.  
 
 2. Completion of Work.  The CONTRACTOR shall not begin any work under 
the terms of this agreement until authorized in writing by the CITY.  The CONTRACTOR 
shall complete all work required by this agreement according to the schedule attached as 
Exhibit B and incorporated herein by this reference as if set forth in full.  A failure to 
complete the work according to the attached schedule, except where such failure is due to 
circumstances beyond the control of the CONTRACTOR, shall be deemed a breach of this 
agreement.  The established completion time shall not be extended because of any delays 
attributable to the CONTRACTOR, but may be extended by the CITY, in the event of a 
delay attributable to the CITY, or because of unavoidable delays caused by circumstances 
beyond the control of the CONTRACTOR.  All such extensions shall be in writing and 
shall be executed by both parties.   
 
 3. Payment.  The CONTRACTOR shall be paid for satisfactorily completed 
work and services satisfactorily rendered under this agreement as provided in Exhibit C, 
attached hereto and incorporated herein by this reference as if set forth in full.  Such 
payment shall be full compensation for work performed or services rendered and for all  
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Page 3 – General Services Agreement, Non Public Work 
City of Redmond, standard form 
 
labor, materials, supplies, equipment, and incidentals necessary to complete the work 
specified in the Scope of Work attached.  The CONTRACTOR shall be entitled submit 
invoices to the CITY no more frequently than once per month during the course of the 
completion of work and services by the CONTRACTOR.  Invoices shall detail the work 
performed or services rendered, the time involved (if compensation is based on an hourly 
rate) and the amount to be paid.  The CITY shall pay all such invoices within 30 days of 
submittal, unless the CITY gives notice to the CONTRACTOR that the invoice is in 
dispute.  In no event shall the total of all invoices paid exceed the maximum amount 
payable set forth above, if any, and the CONTRACTOR agrees to perform all services 
contemplated by this agreement for no more than said maximum amount. 
 
 4. Changes in Work.  The CONTRACTOR shall make such changes and 
revisions in the complete work provided by this agreement as may be necessary to correct 
errors made by the CONTRACTOR and appearing therein when required to do so by the 
CITY.  The CONTRACTOR shall make such corrective changes and revisions without 
additional compensation from the CITY.  Should the CITY find it desirable for its own 
purposes to have previously satisfactorily completed work or parts thereof changed or 
revised, the CONTRACTOR shall make such revisions as directed by the CITY.  This 
work shall be considered as Extra Work and will be paid for as provided in Section 5. 
 
 5. Extra Work.   
 
  A. The CITY may, at any time, by written order, make changes within 
the general scope of the agreement in the services to be performed.  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 work or services under this agreement, whether or not 
changed by the order, or otherwise affects any other terms or conditions of the agreement, 
the CITY 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 the 
agreement accordingly. 
 
  B. The CONTRACTOR must submit any "proposal for adjustment" 
under this clause within 30 days from the date of receipt of the written order to make 
changes.  However, if the CITY decides that the facts justify it, the CITY may receive and 
act upon a proposal submitted before final payment of the agreement. 
 
  C. Failure to agree to any adjustment shall be a dispute under the 
Disputes clause of this agreement, as provided in Section 12.  Notwithstanding any such 
dispute, the CONTRACTOR shall proceed with the agreement as changed.   
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  D. Notwithstanding any other provision in this section, the maximum 
amount payable for this agreement shall not be increased or considered to be increased 
except by specific written amendment of this agreement.   
 
 6. Independent Contractor.  The CONTRACTOR is an independent contractor 
for the performance of services under this agreement.  The CITY shall not be liable for, 
nor obligated to pay to the CONTRACTOR, or any employee of the CONTRACTOR, sick 
leave, vacation pay, overtime or any other benefit applicable to employees of the CITY, nor 
to pay or  
 
deduct any social security, income tax, or other tax from the payments made to the 
CONTRACTOR which may arise as an incident of the CONTRACTOR performing 
services for the CITY.  The CITY shall not be obligated to pay industrial insurance for the 
services rendered by the CONTRACTOR.   
 
 7. Indemnity.  The CONTRACTOR agrees to hold harmless, indemnify and 
defend the CITY, its officers, agents, and employees, from and against any and all claims, 
losses, or liability, for injuries, sickness or death of persons, including employees of the 
CONTRACTOR, or damage to property, arising out of any willful misconduct or negligent 
act, error, or omission of the CONTRACTOR, its officers, agents, subcontractors or 
employees, in connection with the services required by this agreement, provided, however, 
that: 
 
  A. The CONTRACTOR's obligations to indemnify, defend and hold 
harmless shall not extend to injuries, sickness, death or damage caused by or resulting 
from the sole willful misconduct or sole negligence of the CITY, its officers, agents or 
employees; and 
 
  B. The CONTRACTOR's obligations to indemnify, defend and hold 
harmless for injuries, sickness, death or damage caused by or resulting from the 
concurrent negligence or willful misconduct of the CONTRACTOR and the CITY, or of 
the CONTRACTOR and a third party other than an officer, agent, subcontractor or 
employee of the CONTRACTOR, shall apply only to the extent of the negligence or willful 
misconduct of the CONTRACTOR. 
 
 8. Insurance.  The CONTRACTOR shall provide the following minimum 
insurance coverages: 
 
  A. Worker's compensation and employer's liability insurance as 
required by the State of Washington;  
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City of Redmond, standard form 
 
  B. General public liability and property damage insurance in an amount 
not less than a combined single limit of two million dollars ($2,000,000) for bodily injury, 
including death, and property damage per occurrence.  
 
 The amounts listed above are the minimum deemed necessary by the CITY to 
protect the CITY'S interests in this matter.  The CITY has made no recommendation to the 
CONTRACTOR as to the insurance necessary to protect the CONTRACTOR'S interests 
and any decision by the CONTRACTOR to carry or not carry insurance amounts in excess 
of the above is solely that of the CONTRACTOR.   
  
 All insurance shall be obtained from an insurance company authorized to do 
business in the State of Washington.  The CITY will be named on all insurance as an 
additional insured.  The CONTRACTOR shall submit a certificate of insurance to the 
CITY evidencing the coverages specified above, together with an additional insured 
endorsement naming the CITY, within fifteen (15) days of the execution of this agreement. 
The additional insured endorsement shall provide that to the extent of the 
CONTRACTOR’s negligence, the CONTRACTOR’s insurance shall be primary and non-
contributing as to the CITY, and any other insurance maintained by the CITY shall be 
excess and not contributing insurance with respect to the CONTRACTOR’s insurance.  
The certificate of insurance shall cover the work specified in or performed under this 
agreement. No cancellation, reduction or modification of the foregoing policies shall be 
effective without thirty (30) days prior written notice to the CITY. 
 
 9. Records.  The CONTRACTOR shall keep all records related to this 
agreement for a period of three years following completion of the work for which the 
CONTRACTOR is retained.  The CONTRACTOR shall permit any authorized 
representative of the CITY, and any person authorized by the CITY for audit purposes, to 
inspect such records at all reasonable times during regular business hours of the 
CONTRACTOR.  Upon request, the CONTRACTOR will provide the CITY with 
reproducible copies of any such records. The copies will be provided without cost if 
required to substantiate any billing of the CONTRACTOR, but the CONTRACTOR may 
charge the CITY for copies requested for any other purpose. 
 
 10. Notices.  All notices required to be given by either party to the other under 
this Agreement shall be in writing and shall be given in person or by mail to the addresses 
set forth in the box for the same appearing at the outset of this Agreement.  Notice by mail 
shall be deemed given as of the date the same is deposited in the United States mail, postage 
prepaid, addressed as provided in this paragraph. 
 
 11. Project Administrator.  The Project Administrator shall be responsible for 
coordinating the work of the CONTRACTOR, for providing any necessary information for  
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and direction of the CONTRACTOR's work in order to ensure that it meets the 
requirements of this Agreement, and for reviewing, monitoring and approving the quality 
and quantity of such work.  The CONTRACTOR shall report to and take any necessary 
direction from the Project Administrator. 
 
 12. Disputes.  Any dispute concerning questions of fact in connection with the 
work not disposed of by agreement between the CONTRACTOR and the CITY shall be 
referred for resolution to a mutually acceptable mediator.  The parties shall each be 
responsible for one-half of the mediator’s fees and costs. 
 
 13. Termination.  The CITY reserves the right to terminate this agreement at 
any time upon ten (10) days written notice to the CONTRACTOR.  Any such notice shall 
be given to the address specified above.  In the event that this agreement is terminated by 
the City other than for fault on the part of the CONTRACTOR, a final payment shall be 
made to the CONTRACTOR for all services performed.  No payment shall be made for 
any work completed after ten (10) days following receipt by the CONTRACTOR of the 
notice to terminate.  In the event that services of the CONTRACTOR are terminated by 
the CITY for fault on part of the CONTRACTOR, the amount to be paid shall be 
determined by the CITY with consideration given to the actual cost incurred by the 
CONTRACTOR in performing the work to the date of termination, the amount of work 
originally required which would satisfactorily complete it to date of termination, whether 
that work is in a form or type which is usable to the CITY at the time of termination, the 
cost of the CITY of employing another firm to complete the work required, and the time 
which may be required to do so. 
 
 14. Non-Discrimination.  The CONTRACTOR agrees not to discriminate against 
any customer, employee or applicant for employment, subcontractor, supplier or 
materialman, because of race, creed, color, national origin, sex, religion, honorable discharged 
veteran or military status, familial status, sexual orientation, age, or the presence of any 
sensory, mental, or physical disability or the use of a trained dog or service animal by a 
person with a disability, except for a bona fide occupational qualification.  The 
CONTRACTOR understands that if it violates this provision, this Agreement may be 
terminated by the CITY and that the CONTRACTOR may be barred from performing any 
services for the CITY now or in the future. 
 
 15. Compliance and Governing Law.  The CONTRACTOR shall at all times 
comply with all applicable federal, state, and local laws, rules, ordinances, and regulations.  
This Agreement shall be governed by and construed in accordance with the laws of the 
State of Washington. 
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16. Subcontracting or Assignment.  The CONTRACTOR may not assign or 
subcontract any portion of the services to be provided under this agreement without the 
express written consent of the CITY.  Any subcontractors approved by the CITY at the 
outset of this  
agreement are named on Exhibit D attached hereto and incorporated herein by this 
reference as if set forth in full. 
 
 17. Non-Waiver.  Payment for any part of the work or services by the CITY 
shall not constitute a waiver by the CITY of any remedies of any type it may have against 
the CONTRACTOR for any breach of the agreement by the CONTRACTOR, or for 
failure of the CONTRACTOR to perform work required of it under the agreement by the 
CITY.  Waiver of any right or entitlement under this agreement by the CITY shall not 
constitute waiver of any other right or entitlement. 
 
 18. Litigation.  In the event that either party deems it necessary to institute legal 
action or proceedings to enforce any right or obligation under this agreement, the parties 
agree that such actions shall be initiated in the Superior Court of the State of Washington, 
in and for King County.  The parties agree that all questions shall be resolved by 
application of Washington law and that parties to such actions shall have the right of 
appeal from such decisions of the  
 
Superior Court in accordance with the law of the State of Washington.  The 
CONTRACTOR hereby consents to the personal jurisdiction of the Superior Court of the 
State of Washington, in and for King County.  The prevailing party in any such litigation 
shall be entitled to recover its costs, including reasonable attorney's fees, in addition to any 
other award. 
 
 19. Taxes.  The CONTRACTOR will be solely responsible for the payment of 
any and all applicable taxes related to the services provided under this agreement and if 
such taxes 
are required to be passed through to the CITY by law, the same shall be duly itemized on 
any billings submitted to the CITY by the CONTRACTOR. 
 
 20. City Business License.  The CONTRACTOR has obtained, or agrees to 
obtain, a business license from the CITY prior to commencing to perform any services 
under this agreement.  The CONTRACTOR will maintain the business license in good 
standing throughout the term of this Agreement. 
 
 
 
 

1011



{JEH563890.DOC;1/00020.030014/} 
 
  

Page 8 – General Services Agreement, Non-Public Work 
City of Redmond, standard form 
 
 21. Entire Agreement.  This agreement represents the entire integrated 
agreement between the CITY and the CONTRACTOR, superseding all prior negotiations, 
representations or agreements, written or oral.  This agreement may be modified, 
amended, or added to, only by written instrument properly signed by both parties hereto.  
 IN WITNESS WHEREOF, the parties hereto have executed this agreement as of the 
day and year first above written.   
 
CONTRACTOR:     CITY OF REDMOND: 
 
 
              
By:       John Marchione, Mayor 
Title:       DATED:      
 
 
       ATTEST/AUTHENTICATED: 
 
              
       City Clerk, City of Redmond 
 
       APPROVED AS TO FORM: 
 
              
       Office of the City Attorney 
 

Angela Birney, Mayor
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Technical Systems, Inc. 
 
Scope of Supply: 
 

Bid Item # Description 
 

1 Well No. 1 & 2 
 MCP-1501 Equipment Upgrade 
o Rockwell CompactLogix PLC System – Pre-wired for PLC replacement in existing control panel, 

existing backpan to remain. 
o DC-UPS & power supply system 
o PanelView OIT 
o Cisco managed Ethernet switch 
o Misc. terminals, fuseblocks, etc. as required 

 MCP-1251 Equipment Upgrade 
o Rockwell CompactLogix Remote-IO System – Pre-wired for PLC replacement in existing control 

panel 
o DC-UPS & power supply system 
o PanelView OIT 
o Cisco managed Ethernet switch 
o Misc. terminals, fuseblocks, etc. as required 

 RCP-1501 Control Panel 
o New radio control panel complete 
o DC-UPS & power supply system 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

2 Well No. 3 
 MCP-3181 Equipment Upgrade 
o Rockwell CompactLogix PLC System – Pre-wired for PLC replacement in existing control panel, 

existing backpan to remain. 
o DC-UPS & power supply system 
o PanelView OIT 
o Cisco managed Ethernet switch 
o Misc. terminals, fuseblocks, etc. as required 
o New radio control panel complete 
o DC-UPS & power supply system 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

3 Well No. 4 
 Removed from project 

 
  

Exhibit A
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Technical Systems, Inc. 
 

4 Well No. 5 
 MCP-5181 Equipment Upgrade 
o Rockwell CompactLogix PLC System – Pre-wired for PLC replacement in existing control panel, 

existing backpan to remain. 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o Misc. terminals, fuseblocks, etc. as required 

 VFD-5211 Equipment Upgrade 
o Rockwell CompactLogix Remote-IO System – Pre-wired for PLC replacement in existing control 

panel 
o DC-UPS & power supply system 
o Misc. terminals, fuseblocks, etc. as required 

 VFD-5231 Equipment Upgrade 
o Rockwell CompactLogix Remote-IO System – Pre-wired for PLC replacement in existing control 

panel 
o DC-UPS & power supply system 
o Misc. terminals, fuseblocks, etc. as required 

 CP-5183 HVAC Panel Equipment Upgrade 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 Add CL2 Lockout override programming per Gaby e-mail request 3/15/22 

 
5 Education Hill Reservoirs & Pump Station 

 MCP Control Panel 
o New MCP control panel complete 
o Rockwell Redundant ControlLogix processors with CompactLogix Remote-IO System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Comm Shack Radio Control Panel 
o New control panel complete with Master Radio & Backhaul Cellular 
o Rockwell CompactLogix PLC System 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 
o TSI to use existing omni antenna on the tank for the 450 MHz Master Radio.  

 Installation, programming, testing, and commissioning 
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Technical Systems, Inc. 
 

6 SE Redmond Reservoir 
 MCP Control Panel 
o New MCP control panel complete 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

7 SE Redmond Pump Station 
 Removed from project 

 
8 Perrigo Springs Reservoir & Pump Station 

 MCP Control Panel 
o New MCP control panel complete 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

9 Reservoir Park Reservoir & Pump Station 
 MCP-101 Equipment Upgrade 
o Rockwell CompactLogix PLC System – Pre-wired for PLC replacement in existing control panel, 

existing backpan to remain. 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

10 172nd Ave NE Supply Station 
 PLC Control Panel 
o New PLC control panel complete to be installed within existing external enclosure 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 Add controls that allow operators to set tank level parameters to start and stop flow per Gaby’s e-
mail dated 3/15/22 
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Technical Systems, Inc. 
 

11 NE 104th Street Supply Station 
 PLC Control Panel 
o New PLC control panel complete (above ground NEMA-4X) 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 Add controls that allow operators to set tank level parameters to start and stop flow (large side 
only) per Gaby’s e-mail dated 3/15/22 

 
12 Leary Way Flow Control Station 

 PLC Control Panel 
o New PLC control panel complete (above ground NEMA-4X) 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

13 NE 85th Street Flow Control Station 
 PLC Control Panel 
o New PLC control panel complete (above ground NEMA-4X) 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
 

14 NE 90th Street Flow Control Station 
 PLC Control Panel 
o New PLC control panel complete (above ground NEMA-4X) 
o Rockwell CompactLogix PLC System 
o PanelView OIT 
o DC-UPS & power supply system 
o Cisco managed Ethernet switch 
o MDS Radio, antenna, coax cable 
o Misc. terminals, fuseblocks, etc. as required 

 Installation, programming, testing, and commissioning 
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Technical Systems, Inc.

15 Spare Parts
o 2 Each – DC-UPS, power supplies, PLC modules, radios, Ethernet switches, PanelView OITs
o 10% each – relays, fuses, surge arrestors, isolators, pilot devices, panel indicators

16 FCC License & Coordination

17 Contingency for small changes if required

TSI Submittals
Control panel submittals – Elementary wiring diagrams, elevation drawings, BOM and equipment datasheets.
Antenna and conduit plan submittals
Attend and Lead Twelve (12) SCADA Screen/Control Operation Workshops.
Operation & Maintenance Manuals and record drawings.

Warranty
1-year warranty

Clarifications
Control new panel power will be derived from the existing sources. (No new circuits).
All mounting hardware for external equipment to be stainless-steel.
Traffic control as required.
Confined space entry and equipment as required.
All conduit installed underground will be PVC.
King County prevailing wage rate at bid date.
Affidavit and intent to pay prevailing wage.

Exclusions
Fiber optic cable, installation, splicing, termination, and testing.
Relocating equipment to provide NEC required working clearances.

Please feel free to contact me to discuss any questions or comments you may have regarding this quotation. 

Sincerely,

Andrew Palmberg, P.E.
Engineering Manager
(425) 678-4104
andrewp@tsicontrols.com

Leaders in Integrated Water Solutions Since 1970
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Preliminary Project Schedule - Redmond SCADA Phase II Water Stations Improvements 
NTP 7/1/2022

(Milestone Complete Dates)
Design Submittals Order Parts Fabrication FAT Installation & Startup

Well Sites 10/9/2022 2/6/2023 3/18/2023 3/23/2023 6/26/2023
Reservoirs/Pump Stations 2/6/2023 6/6/2023 10/14/2023 10/19/2023 3/17/2024
Flow Control Stations 5/7/2023 9/4/2023 1/22/2024 1/27/2024 6/25/2024

Exhibit B
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Technical
Systems
Inc .TSI
Corporate Office
2303 196th Street SW
Lynnwood, WA 98036
Tel 425.775.5696
TSIcontrols.com

Scope Letter: 7 Pages Quote Number: 7899-05-r2

May 6, 2022

To: City of Redmond

Attn: Mike Haley

Project: Water System SCADA Phase 2 & 3 Water Station Improvements

Technical Systems, Inc. (TSI) is pleased to offer our proposal for the above referenced project. The following scope of 
work is our understanding for the requested replacement electrical and control systems for these stations based on the 
attached BHC Predesign Memorandum dated October 27, 2021 with TSI edits. Please see the following pages for the 
detailed scope of work.

Bid Items

Bid Item # Description Price
1 Well No. 1 & 2 $            370,800.00 
2 Well No. 3 $            281,900.00 
3 Well No. 4 DELETED
4 Well No. 5 $            318,200.00 
5 ED Hill Res & PS $            366,500.00 
6 SE Redmond Res $            226,400.00 
7 SE Redmond PS DELETED
8 Perrigo Springs Res & PS $            205,600.00 
9 Reservoir Park Res & PS $            237,000.00 

10 172nd Ave Supply Station $            173,000.00 
11 NE 104th Street Supply Station (Above Ground) $            217,600.00 
12 Leary Way Flow Control Station (Above Ground) $            229,800.00 
13 NE 85th Street Flow Control Station (Above Ground) $            214,800.00 
14 NE 90th Street Flow Control Station (Above Ground) $            260,700.00 
15 Spares $               65,800.00 
16 FCC License $                 8,400.00 
17 Contingency $               50,000.00 

Subtotal $         3,226,500.00 
Tax (10.1%) $            325,876.50 

Bonding $               28,766.00 
BID TOTAL $         3,581,142.50 

Notes:
Quote valid for 90 days from bid date.

Exhibit C
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Mike Haley

From: Ron Dorn <Ron.Dorn@bhcconsultants.com>
Sent: Tuesday, April 26, 2022 10:31 AM
To: Mike Haley
Cc: Nathanael Palmatier
Subject: RE: Redmond SCADA Phases 2 & 3

External Email Warning! Use caution before clicking links or opening attachments. 

 

Mike, 
 
Nate, Jeff, and I have reviewed the information submitted by TSI. 
 
Our observations are as follows: 

 We sent you our OPCC in December. The TSI total was $4.57 million and Innovative’s total was $0.69 million. Our 
OPCC is about 27% higher than TSI’s proposal. 

 TSI’s costs should include Innovative’ s costs for antenna mounting, power circuit, and other similar systems for 
this work. TSI should state that these elements and costs are included. 

 TSI excludes sales tax and bonding. That would eat up quite a bit of the 27% difference between our OPCC and 
TSI’s proposal. 

 The submittals should include As‐Built drawings in addition to the O&M material. 

 Andrew listed Fiber Optic Cable installation, splicing, termination, and testing as an exclusion. Fiber Optic 
Cabling was not in the design so that is reasonable. 

 Andrew also excluded “Relocating equipment to provide NEC required working clearances.” As this is design‐
build, I am not sure how TSI would not accommodate the NEC clearances in their design. This exclusion may 
need further clarification. 

 
Our OPCC cost was higher than what TSI is proposing so we think these costs are reasonable. Our opinion was much 
higher on the metering sites. More detail may indicate what our opinion over‐estimated at those locations.   

Actual  Difference between BHC OPCC and Actual  
TSI Proposal   $  % 

• Well Nos. 1 & 2 and Water Treatment Facility    $                  360,300.00    $       17,413.61   5% 

• Well No. 3    $                  274,600.00    $       13,113.61   5% 

• Well No. 4     $                  224,900.00    $     207,700.00   92% 

• Well No. 5    $                  314,900.00    $     (32,300.00)  ‐10% 

• Education Hill Reservoirs and Pump Station     $                  301,300.00    $       71,300.00   24% 

• SE Redmond Reservoir    $                  212,700.00    $     105,013.61   49% 

• SE Redmond Pump Station    $                  245,000.00    $       67,600.00   28% 

• Perrigo Springs Reservoir and Pump Station    $                  203,800.00    $     108,800.00   53% 

• Reservoir Park Reservoir and Pump Station    $                  243,700.00    $       68,900.00   28% 

• 172nd Avenue NE Supply Station    $                  165,100.00    $     122,613.61   74% 

• NE 104th Street Supply Station    $                  202,900.00    $     114,813.61   57% 

• Leary Way Flow Control Station    $                  229,700.00    $       88,013.61   38% 

• NE 85th Street Flow Control Station    $                  217,900.00    $       99,813.61   46% 
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• NE 90th Street Flow Control Station    $                  264,800.00    $       52,913.61   20% 

Spare parts  $                  124,200.00    $   (124,200.00)  ‐100%      

Overall  $              3,585,800.00    $     981,508.88   27% 

 
Please let us know if you need anything else. 
Thanks, 

Ron Dorn, P.E. 
p. 206.505.3400 
d. 206.357.9904 
m. 425.885.4486 
e. ron.dorn@bhcconsultants.com 

 

 
 
1601 Fifth Avenue Suite 500 
Seattle, Washington 98101 
www.bhcconsultants.com 

 
This email and all attachments are confidential. For further information about emails sent to or from BHC Consultants or if you have received this email in error, 
please refer to http://bhcconsultants.com/disclaimer/ 
 

From: Mike Haley <MHALEY@REDMOND.GOV>  
Sent: Monday, April 25, 2022 8:57 AM 
To: Ron Dorn <Ron.Dorn@bhcconsultants.com>; Nathanael Palmatier <Nathanael.Palmatier@bhcconsultants.com> 
Subject: FW: Redmond SCADA Phases 2 & 3 
 

Ron, 
 
I am interested in your thought on the pricing from TSI. 
 

Mike Haley, PE 
Senior Project Manager 
City of Redmond 

  

  425-556-2843    mhaley@redmond.gov    www.redmond.gov 

MS:2NPW • 15670 NE 85th St • PO Box 97010 • Redmond, WA 98073-9710 

Notice of Public Disclosure: This e-mail account is public domain. Any correspondence from 
or to this e-mail account is a public record. Accordingly, this e-mail, in whole or in part, may 
be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or 
privilege asserted by an external party. 

 

 

From: Andrew Palmberg <andrewp@tsicontrols.com>  
Sent: Friday, April 22, 2022 3:47 PM 
To: Mike Haley <MHALEY@REDMOND.GOV> 
Cc: Ron Dorn <ron.dorn@bhcconsultants.com> 
Subject: RE: Redmond SCADA Phases 2 & 3 
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External Email Warning! Use caution before clicking links or opening attachments. 

 

Mike, 
 
Please see attached scope and pricing for the Phase 2 & 3 SCADA Water System Improvements. 
 
Let me know if you have any questions.  Have a great weekend. 
 
Thanks, 
 

Andrew Palmberg, P.E. 
Engineering Manager 
Technical Systems Inc. (TSI) 
2303 196th St SW  
Lynnwood, WA 98036 

Dir: 425.678.4104 / Cell: 206.794.9207 
E‐mail: andrewp@tsicontrols.com 
 

 
 

Leaders in Integrated Water Solutions Since 1970 
 
Privileged/Confidential Information may be contained in this message. If you are not the addressee indicated in this message (or 
responsible for delivery of the message to such person), you may not copy or deliver this message to anyone. In such case, you 
should destroy this message and kindly notify the sender by reply email. 

 

From: Mike Haley <MHALEY@REDMOND.GOV>  
Sent: Friday, April 15, 2022 1:35 PM 
To: Andrew Palmberg <andrewp@tsicontrols.com> 
Cc: Ron Dorn <ron.dorn@bhcconsultants.com> 
Subject: RE: Redmond SCADA Phases 2 & 3 
 

Andrew, 
 
Thank you for the update. 
 

Mike Haley, PE 
Senior Project Manager 
City of Redmond 

  

  425-556-2843    mhaley@redmond.gov    www.redmond.gov 

MS:2NPW • 15670 NE 85th St • PO Box 97010 • Redmond, WA 98073-9710 

Notice of Public Disclosure: This e-mail account is public domain. Any correspondence from 
or to this e-mail account is a public record. Accordingly, this e-mail, in whole or in part, may 
be subject to disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or 
privilege asserted by an external party. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. AM No. 22-093
Meeting of: City Council Type: Consent Item

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

Parks Loreen Hamilton 425-556-2336

DEPARTMENT STAFF:

Parks Dave Tuchek Parks & Facilities Operations

Manager

Parks Quinn Kuhnhausen Facilities Supervisor

TITLE:
Approval of Award of Bid for IFB 10755-22 to Technical Waterproofing, Inc. of Seattle, Washington in the Amount of

$360,104 for the Redmond City Hall Exterior Sealant Project

OVERVIEW STATEMENT:
This contract with Technical Waterproofing, Inc. will provide complete exterior façade repairs due to multiple leak issues
throughout the Redmond City Hall property over the last 2-3 years.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
Facilities Strategic Plan

· Required:
Council approval is required to award a Public Works contract that exceeds $300,000 (2018 City Resolution
1503).

· Council Request:
N/A

· Other Key Facts:
N/A

City of Redmond Printed on 6/17/2022Page 1 of 3
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Date: 6/21/2022 File No. AM No. 22-093
Meeting of: City Council Type: Consent Item

OUTCOMES:
Exterior waterproofing of a facility extends the building life, mitigates costly repairs from occurring and maintains the
value of the asset. Without this maintenance leaks around the exterior portions of the building would continue to
worsen, requiring continual changing of ceiling tiles and could also affect indoor air quality within the building if left
unaddressed for an extended period.

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:
$360,104.07

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

Budget Offer Number:
City Reserves Fund for Capital Projects (City Hall)

Budget Priority:
Vibrant and Connected

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

Funding source(s):
General Government CIP

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/7/2022 Committee of the Whole - Planning and Public Works Provide Direction

City of Redmond Printed on 6/17/2022Page 2 of 3
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Date: 6/21/2022 File No. AM No. 22-093
Meeting of: City Council Type: Consent Item
Date Meeting Requested Action

6/7/2022 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 Approve

Time Constraints:
Award of bid must occur within 60 days of the bid opening (which occurred on May 6, 2022) or the contractor may
withdraw their bid.

ANTICIPATED RESULT IF NOT APPROVED:
Not approving the contract will result in additional water damage to Redmond City Hall as well as other potential risks
such as poor indoor air quality, mold, etc.

ATTACHMENTS:
Attachment A - IFB 10755-22 Bid Submittal - Technical Waterproofing Inc.
Attachment B - Scope of Work
Attachment C - City of Redmond Standard Terms and Conditions

City of Redmond Printed on 6/17/2022Page 3 of 3
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IFB 10755-22 
Redmond City Hall Exterior Sealant 

 Bid Submittal Sheet 

CompanyName: \��-� ��•d�""-- ContactPerson: �� �

Company Address: '£0 �� ?��":1_)

City:-�
____, 

...... �....._�
,._,,.

...,__ _ ______ , State: _0:f\ ____ , Zip: C\.� \.�4,

This pricing is offered in response to the City's Invitation for Bid (IFB). The prices provided below are fully
burdened and represent all costs associated with the performance of the requested services, including
direct iabor cost, overhead, profit and any materials, equipment or tools. Removal and disposal of any
scrap material is to be done in compliance with all local and federal laws and requirements. In accordance
with the bid documents, these prices reflect any applicable prevailing wage rates, cost of payment and
performance bonds, permits and traffic control, and any other expenses specified in the bid documents.

Bid Item Description Lump Sum Price 
No. 

1 Materials / A�s &f Jf"'4� $ 1oo�'ls1,�
2 Labor $ �tci, 'f�O. GO

Engineering $

4 Permitting / �o""-Ai.s (�(vv--.) $ {o\�'s I DO

Subtotal 
l '3.l?: (!)".k, I a,•

Sales Tax (10.1 %) $ 33�6'34. 03',

Total Bid $ 
�,o4� 

**The City intends to award all bid items to one Contractor.

IFB 10755-22-Attachment C, Bid Submittal Sheet Page 1 of3 
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Attachment A, Scope of Work Page 1 of 1 

Redmond City Hall Exterior Sealant 

IFB 10755-22 – Scope of Work 

Intent 

Complete exterior facade repairs due to multiple leak issues throughout the Redmond City Hall property over the last 2-3 
years.   Sealant failures have been shown across the entirety of the building, particularly along the curtain wall. 

Scope of Work 

Bidders and selected contractor are to work directly with City of Redmond consultant and project contact on the 
restoration of building exterior façade.  Information will be provided per the additionally attached project specification 
RFP and sealant detail drawings.  In summary the work will include a wet seal around windows, provide butt joint seals 
throughout area of scope and fill voids with a pre-cured silicone cut to form.  Refer to attachments for full details on 
product specification and area of work. 

Along with full RFP document requirements contractors are to provide assessment of power and access needs prior to 
work commencement.  This should include additional outlets/power needed to perform work along with an access plan 
that meets safe work practices. 

Contractor will at all times follow attached Contractor Rules and Regulations which will also include providing safe 
access to the city hall during public hours, along with additional hours as needed. 

Notes 
Bidder to provide all permitting, engineering and necessary code upgrade costs required to perform work. Exclusions 
must be outlined and be kept to a minimum to ensure project clarity. Any requested changes, or additions in scope must 
be submitted to the project contact(s) and will be provided to all vendors upon approval. 

Additional Reference Documentation: 
Attachment A1 – Project Requirements 
Attachment A2 - 2021 Redmond City Hall Sealants Detail Set 
Attachment A3 – RCH Tieback, Anchor & Travsafe layout 
Attachment B - Redmond City Hall Contractor Rules and Regulations 
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COR – Standard T&Cs 

 
 
 
 
 

CITY OF REDMOND 
PURCHASE ORDER - TERMS & CONDITIONS 

 
THE FOLLOWING TERMS AND CONDITIONS are agreed to by the Supplier (“Seller”) whose 
name appears on the face of this Purchase Order and The City of Redmond ("City").  Seller 
hereby acknowledges and agrees that these Terms and Conditions shall apply and are hereby 
incorporated into this purchase order, sales order, request for service, or other agreement 
between Seller and The City of Redmond under which Seller agrees to provide goods or services.  
This agreement shall be referred to herein as a "Purchase Order". 
  
1.  Independent Contractor - Seller acknowledges that its status vis-à-vis City is that of an 
independent contractor, not an employee.  Seller shall be solely responsible for the operation of 
its business and the supervision and compensation of its employees (including without limitation 
the payment of all business, payroll, unemployment, property, and income taxes and workers 
compensation payments). The City shall not (a) have any right or obligation to control or direct the 
results of or the means by which Seller performs its services, (b) provide Seller with any 
employees, transportation, facilities, equipment or supplies, or (c) reimburse Seller for any of its 
expenses unless expressly agreed to by City in this Purchase Order. 
 
2.  Compliance & Governing Law - The seller shall at all times comply with all applicable state 
and local laws, rules, ordinances and regulations.  This Purchase Order shall be governed by and 
construed according to the laws of the State of Washington. 
 
3.  Seller's Liabilities, Indemnification and Hold Harmless - Seller shall indemnify, defend (or at 
the City’s option), pay the costs and attorney fees of the City incurred in defending, and hold the 
City, its elected and appointed officials, officers, agents and employees harmless from and 
against any and all expenses, damages, claims or liabilities (including attorneys fees and costs) 
for injuries, or sickness or death to persons or damage to property, arising out of any act, error or 
omission of Seller, its officers, employees, agents, contractors, suppliers, licensees or invitees 
related to this Purchase order or the goods or services purchased hereunder, provided, however 
that 
(a) Seller’s obligation to indemnify, defend (or pay costs of defense) and hold harmless shall not 
apply to injuries, sickness or death of persons or damage to property which arises out of the sole 
negligence of the City, its elected or appointed officials, officers, agents, or employees; and 
(b) regarding concurrent negligence, shall apply only to the extent of the negligence of seller, its 
officers, employees, agents, contractors, suppliers, licenses or invitees, and the City, its elected 
or appointed officials, officers, agents or employees. 
 
 If requested by City, Seller shall furnish to City a certificate of insurance showing that Seller 
carries adequate public liability and property damage insurance with insurers suitable to the City, 
in amounts acceptable to City, and adequate workers’ compensation insurance (or evidence of 
authority to self insure).  The failure by Seller to furnish such a certificate of insurance to City will 
not constitute a waiver of the requirement for such certificate or of any other provision on this 
Purchase Order. 
 
Seller expressly waives its immunity under industrial insurance, Title 51 RCW, for any injury, 
sickness or death suffered by the Seller's employees, and expressly agrees that the obligation to 
indemnify, defend and hold harmless extends to any claim, demand or action brought by or on 
behalf of any employee of Seller and includes any judgment, award or cost thereof, including 
attorney fees. 
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4.  Acceptance -Commencement of performance pursuant to this Purchase Order constitutes 
acceptance hereof by Seller.  
 
5.  Prices, Terms and Invoices - The prices for the equipment and/or services ordered there 
under are those specified on the face of this Purchase Order.  No charges shall be made for 
shipping, handling, delivery, taxes or other extras unless specified on this Purchase Order.  
Payment is contingent upon approval of the equipment and/or services by City.  Subject to the 
foregoing, invoices will be paid within thirty days from receipt of equipment and/or the receipt of 
invoice for services performed or as specified on this Purchase Order.  
 
6.  Packing, Marking and Shipping - (a) Delivery shall be f.o.b. City's destination unless otherwise 
stated.  Seller shall not be entitled to reimbursement of transportation charges unless specified on 
the face of this Purchase Order.  If Seller is entitled to reimbursement of charges, such charges 
shall be added as a separate item on City's invoice and the receipted freight bill shall be attached 
thereto.  
(b) All shipments shall be marked and packed so as to secure the lowest transportation rates.  
Shipments shall be routed to the shipping address on this Purchase Order, or as otherwise 
instructed by the City.  Seller shall reimburse City for all expenses incurred by City as a result of 
improper packing, marking or routing. 
(c) A packing slip shall accompany each shipment, enclosed in a package marked "Packing Slip 
Inside".  The Packing Slip and other shipping documents shall bear this Purchase Order number 
and shipping destination. 
  
7.  Premium Shipments - If, because of Seller's failure to meet the delivery requirements of this 
Purchase Order, City finds it necessary to require shipment of any of the equipment covered by 
this Purchase Order by a different method of transportation than that originally specified, Seller 
shall pay the additional shipping, handling and other charges associated therewith.  
 
8. Delivery and Shipping Releases - Delivery dates are specified on the face of this Purchase 
Order.  If not so specified, Seller shall not fabricate any of the equipment covered by this 
Purchase Order, or procure any of the materials required for their fabrication, or ship any of such 
equipment to City except to the extent authorized by City in writing.  City shall have no 
responsibility for equipment for which written delivery instructions have not been provided.  
Shipments in excess of those authorized may be returned to Seller at Seller's expense.  City may 
from time to time change shipping schedules specified in this Purchase Order or contained in 
separate written instructions. 
 
9. Inspection - All equipment and services provided under this Purchase Order shall be subject to 
inspection and testing by the City to the extent practical at times and places including the period 
and place of manufacture; if any such inspection or test is made on Seller's premises, Seller shall 
furnish without additional charge reasonable facilities and assistance for the safety and 
convenience of the persons conducting the test.  If any equipment or services are defective in 
material or workmanship, or otherwise not in conformity with the requirements of this Purchase 
Order, the City shall have the right to reject such equipment or services, retain and correct them 
at Seller's expense, or require their correction by Seller.  Rejected equipment shall be returned to 
Seller at Seller's risk and Seller shall pay the City for all packing, handling and transportation 
expenses incurred in connection with the rejected equipment.  Records of all inspection work by 
Seller shall be kept complete and available to the City during the performance of this Purchase 
Order and for such longer period as may be required by law.  
 
10.  WARRANTY - SELLER WARRANTS THAT THE EQUIPMENT COVERED BY THIS 
PURCHASE ORDER WILL CONFORM TO THE SPECIFICATIONS, DRAWINGS, SAMPLES, 
OR OTHER DESCRIPTION FURNISHED OR SPECIFIED BY CITY, WILL BE FIT AND 
SUFFICIENT FOR THE PURPOSE INTENDED, MERCHANTABLE, OF GOOD MATERIAL AND 
WORKMANSHIP, AND FREE FROM DEFECT.  SELLER WARRANTS THAT THE SERVICES, 
IF ANY, PERFORMED UNDER THIS PURCHASE ORDER WILL BE PERFORMED IN A 
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WORKMANLIKE MANNER, WILL BE FIT AND SUFFICIENT FOR THE PURPOSE INTENDED, 
AND FREE FROM DEFECT.  THE WARRANTIES AND REMEDIES PROVIDED FOR IN THIS 
PURCHASE ORDER SHALL BE IN ADDITION TO THOSE IMPLIED BY LAW AND SHALL 
EXIST NOTWITHSTANDING THE ACCEPTANCE IN WHOLE OR IN PART BY CITY OF THE 
EQUIPMENT AND/OR SERVICES.  
 
11.  Patents -   (a) Seller warrants that the equipment purchased by City under this Purchase 
Order, and the sale or use of such equipment, alone or in combination with City's other 
equipment according to City's specifications or recommendations provided to Seller, will not 
infringe upon any United States or foreign patents, agrees to indemnify and hold harmless City 
and anyone selling or using any of City's products or services against all judgments, decrees, 
costs, and expenses resulting from any alleged infringement, and agrees that Seller shall, upon 
request of City and at Seller's own expense, defend or assist in the defense of any action which 
may be brought against City or those selling or using any of City's products or services by reason 
of any such alleged infringement. 
(b) Seller hereby grants to City an express license to repair, rebuild, and relocate and to have 
repaired, rebuilt and relocated the equipment purchased by City under this Purchase Order.  
 
12.  Liens - All equipment to be delivered under this Purchase Order and all property to be 
returned to City shall be free and clear of any and all liens and encumbrances whatsoever.  
 
13. Taxes - Unless otherwise provided in this Purchase Order, Seller shall be responsible for the 
payment of all federal, state or local taxes of any nature which arise out of the sale of the 
equipment or the provision of services there under.  Any taxes which are the responsibility of the 
City there under shall be prepaid by Seller and added as a separate item on the City's invoice.  
 
14.  Advertising - The Seller is prohibited, without first obtaining the written consent of City, from 
and in any manner advertising or publishing the fact that Seller has furnished or contracted to 
furnish City with the equipment or services in this Purchase Order, nor may Seller operate under 
or otherwise use the City name or any other trade name or assumed name used by City.  Seller 
shall not disclose any of the terms of this Purchase Order to any third party except as provided by 
law and/or as may be required to perform there under. 
 
15.  Use - The equipment and services contracted for in this Purchase Order are to be for the use 
of the City, and/or its suppliers.  All equipment contracted for may be subjected to further 
processes of manufacture, combined with any articles, or put to any use whatsoever, by City, or 
its suppliers, as it or they may elect, and in no event shall any claim for royalty or other additional 
compensation be made by Seller, by reason of such manufacture, combination or use.  
 
16. Drawings, Specifications and Technical Information - Drawings, data, designs, inventions and 
other technical, engineering or scientific information supplied by City shall remain City property 
and shall be returned to City upon completion of this Purchase Order or upon demand.  Any 
information which Seller may disclose to City with respect to the design, manufacture, sale or use 
of the items covered by this Purchase Order shall be deemed to have been disclosed as part of 
the consideration for such Purchase Order, and Seller shall not assert any claim (other than a 
claim for a patent infringement) against City by reason of City use thereof.  The purchase price of 
this Purchase Order is, in part, consideration for any design work performed by Seller in 
connection with this Purchase Orders and incorporated in the equipment and services to be 
delivered there under.  Seller shall not supply such design work to any other party without City's 
written permission. 
 
17. City Property - Any property used by Seller but owned, furnished, charged to, paid for, or 
provided by City, including but not limited to materials, tools, dies, plates, jigs, patterns, fixtures, 
equipment and any replacements thereof, shall be the property of the City subject to removal and 
inspection by the City at any time without cost or expense to the City.  All such property shall be 
used by Seller only for performance under this Purchase Orders and shall be adequately insured 
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for the City's protection.  Seller shall assume all liability including loss of use for and maintain and 
repair such property and return the same to the City in good condition, reasonable wear and tear 
excepted.  
 
18. Excusable Delays -  (a) Neither City nor Seller shall be liable for delay in performance there 
under arising from (1) acts of God or a public enemy, (2) acts of the Government of the United 
States or any state or political subdivision or any department or regulatory agency thereof or 
entity created thereby, (3) acts of any person engaged in subversive activity or sabotage, (4) 
fires, floods, explosions, or other catastrophes, (5) epidemics and quarantine restrictions, (6) 
strikes, slowdowns, lockouts or labor stoppages or disputes of any kind, (7) freight embargoes, 
(8) unusually severe weather, (9) delays of a supplier due to any of the above causes or events, 
or (10) causes or events beyond the control and without the fault or negligence of the City or 
Seller in failing to perform there under.  
(b) In the event of a failure by Seller to perform arising from any of the causes or events set forth 
in subparagraph (a) of this paragraph, City shall be entitled to obtain equipment or services 
covered by this Purchase Order elsewhere for the duration of such failure and to reduce, pro 
tanto the quantity or amount of equipment or services ordered from Seller under all this Purchase 
Order. Upon cessation of the condition causing the delay in performance, all performance 
requirements shall resume, unless this Purchase Order has been terminated as provided in 
paragraph 21. 
 
19.  Changes - City may at any time, by written change order, make changes in (1) the drawings, 
designs, and/or specifications applicable to the equipment and/or services covered by this 
Purchase Order, (2) the method of shipment and packing and/or (3) the place of delivery.  If any 
such changes affect the time for performance or the cost of manufacturing the equipment or 
furnishing the services, City shall make an equitable adjustment in the purchase price or the 
delivery schedule, or both, provided that any claim by Seller for adjustment under this clause 
must be submitted in writing to City within 30 days from the date of receipt by Seller of the 
notification of change.  Seller shall not make any changes in the design or composition of any 
equipment ordered or services performed under this Purchase Order without the prior written 
approval of City.  
 
20.  Substitutions - No substitutions will be permitted unless mutually agreed to by both parties. 
Any such substitution shall be in writing and made prior to delivery.  If any substitutions are 
permitted under this order, the market value of the substitute must be of equal or greater value. 
 
21.  Termination at Option of City -   (a) Performance under this Purchase Order may be 
terminated by City at its option, in whole or in part at any time with written notice to Seller, 
notwithstanding the existence with respect to Seller of any of the causes or events specified in 
Paragraph 18 above. 
(b) After receipt of a notice of termination Seller shall, unless otherwise directed by City, 
immediately terminate the performance of all services and the manufacture and/or shipment of all 
equipment under this Purchase Order, and shall, unless otherwise directed by City, (1) terminate 
all orders and subcontracts relating to the performance of the work and settle all claims arising 
out of such termination, subject to the approval or ratification of City; (2) transfer title and deliver 
to City (i) all completed equipment which conforms, in quality, to the requirements of this 
Purchase Order and does not exceed, in quantity, the amount authorized for production by City, 
and (ii) all reasonable quantities (but not in excess of amounts authorized by City) of work in 
process and materials produced or acquired to perform there under which are of a type and 
quality suitable for producing equipment which conforms to the requirements of this Purchase 
Order and which cannot reasonably be used by Seller in producing equipment for itself or for its 
other customers; (3) take all action necessary to protect property in Seller's possession in which 
City has or may acquire an interest; and (4) submit to City promptly, but not later than three (3) 
months from the effective date of termination, its termination claim, in the form and with the 
certification prescribed by City; provided, however, that in the event of failure of Seller to submit 
its termination claim within such period, City may determine notwithstanding the provisions of 
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subparagraph (c) hereof, on the basis of information available to it, the amount, if any, due Seller 
with respect to the termination and such determination shall be final. No termination claim will be 
paid where termination was due to a default in the part of the Seller. 
(c) If the parties cannot by negotiation agree within a reasonable time upon the amount of fair 
compensation due Seller for such termination, City, in addition to making prompt payment of 
amounts due for equipment delivered or services rendered prior to the effective date of 
termination, will pay to Seller (without duplication) the actual costs incurred by Seller which are 
properly allocable or apportionable under recognized commercial accounting practices to the 
terminated portion of this order, including the cost of discharging liabilities which are so allocable 
or apportionable.  Such costs shall exclude the cost of discharging liabilities for parts, materials 
and services not received by Seller before the effective date of termination. Payments made 
under this subparagraph (c) shall not exceed the aggregate price specified in this Purchase 
Order, less payments otherwise made or to be made.  
(d) With the consent of City, Seller may retain at an agreed price or sell at an approved price any 
completed equipment, or any equipment, materials, work in process or other things the cost of 
which is allocable or apportionable to this Purchase Order under subparagraph (c) above, and will 
credit or pay the amount so agreed or received as City directs.  
(e) The provisions of this paragraph 21 shall not apply if this Purchase Order is terminate by City 
for the default of Seller pursuant to paragraph 22 hereof.  
 
22.  Termination for Default of Seller - Subject to paragraph 18 above, whenever Seller (1) 
refuses or fails to make deliveries of the equipment or perform services called for in this Purchase 
Order within the time specified in this Purchase Order or in written instructions issued to Seller, or 
(2) otherwise defaults in the performance of this Purchase Order, City may terminate this 
Purchase Order, in whole or in part, effective ten (10) days after mailing of notice of default, 
unless Seller shall, within such period, cure such default.  
 
23.  Effect of Invalidity - The invalidity in whole or in part of any condition of this Purchase Order 
shall not affect the validity of other conditions. 
 
24.  Remedies - The remedies herein shall be cumulative, and in addition to any other remedies 
available in law or equity.  No waiver of a breach of any provision of this Purchase Order shall 
constitute a waiver of any other breach or of such provision.  
 
25.  Modification of Purchase Order and Non-Assignment - This Purchase Order, together with 
any written instruction issued there under, contains the complete and final agreement between 
City and Seller and no agreement or other understanding in any way purporting to modify the 
terms and conditions hereof shall be binding upon City unless made in writing and signed by the 
City's authorized representative.  Except as provided in this Purchase Order, Seller shall not 
delegate in any manner to any other person the performance of any work or the supplying of any 
equipment or services under this Purchase Order.  Seller may assign monies due and to become 
due under this Purchase Order, provided, however, that City shall be entitled to assert against the 
assignee thereof all rights, claims, and defenses of every type (including without limitation, rights 
of setoff, recoupment, and counterclaim), which City could assert against Seller, whether 
acquired prior or subsequent to such assignment.  
 
26.  Notice of Labor Disputes - (a) Whenever Seller has knowledge that any actual or potential 
labor dispute is delaying or threatens to delay the timely performance of this Purchase Order; 
Seller shall immediately give notice thereof and all relevant information to the City.  
(b) Seller agrees to insert the substance of this clause, including this paragraph (b), in any 
subcontract (including any purchase order) there under as to which a labor dispute may delay the 
timely performance of this Purchase Order, except that each such subcontract shall provide that 
in the event any actual or potential labor dispute is delaying or threatens to delay timely 
performance, the subcontractor shall immediately notify its next higher tier subcontractor, or 
Seller, as the case may be, of all relevant information. 
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. AM No. 22-094
Meeting of: City Council Type: Consent Item

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

Executive Lisa Maher 425-556-2427

DEPARTMENT STAFF:

Executive Cheryl Xanthos City Clerk

Executive Kalli Biegel Deputy City Clerk

TITLE:
Confirmation of Appointment of New Library Board of Trustees Member

OVERVIEW STATEMENT:
There is currently an opening on the Library Board of Trustees, due to the resignation of Bree Norlander.

The press release advertising this opening was posted on March 21, 2022, and can be viewed at: News Release: City
Seeks Volunteer for the Library Board of Trustees (govdelivery.com)
<https://content.govdelivery.com/bulletins/gd/WAREDMOND-30f5e7e?wgt_ref=WAREDMOND_WIDGET_2>. Six
applications were received and reviewed. The Library Board Chair, Kara Simon, and Parks Director, Loreen Hamilton
interviewed candidates on May 16, 2022, and selected Joanna Kim to move forward. Ms. Kim was interviewed by Mayor
Birney on May 27, 2022, and with the City Council on June 14, 2022.

If appointment is confirmed by Council, Ms. Kim’s term will expire on March 31, 2023.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
N/A

· Required:
Council confirmation is required for Commission Member mayoral appointments.

City of Redmond Printed on 6/17/2022Page 1 of 3
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Date: 6/21/2022 File No. AM No. 22-094
Meeting of: City Council Type: Consent Item

RMC: 4.35.010(A)

Council confirmation on a nomination made by the mayor may occur only at a special meeting called for the
purpose of considering the appointment, or the next regular meeting following the meeting at which the
interview took place.

RMC: 4.10.030(A)

· Council Request:
N/A

· Other Key Facts:
Ms. Kim has successfully passed the required background check for this volunteer position.

OUTCOMES:
If appointment is confirmed by Council, Joanna Kim would fill this seat and serve until the term expiration below:

Library Board of Trustees

Joanna Kim First Partial Term to Expire: March 31, 2023

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:
N/A

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

Budget Offer Number:
N/A

Budget Priority:
N/A

Other budget impacts or additional costs: ☐  Yes ☐  No ☒  N/A
If yes, explain:
N/A
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Date: 6/21/2022 File No. AM No. 22-094
Meeting of: City Council Type: Consent Item

Funding source(s):
N/A

Budget/Funding Constraints:
N/A

☐  Additional budget details attached

COUNCIL REVIEW:

Previous Contact(s)

Date Meeting Requested Action

6/14/2022 Special Meeting Receive Information

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
This position is currently open. Without filling this seat, the Library Board of Trustees could have quorum issues for
upcoming meetings.

ANTICIPATED RESULT IF NOT APPROVED:
If Council decides not to confirm appointment, recruitment efforts would need to continue.

ATTACHMENTS:
None.
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City of Redmond

Memorandum

15670 NE 85th Street
Redmond, WA

Date: 6/21/2022 File No. AM No. 22-095
Meeting of: City Council Type: Consent Item

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

Executive Lisa Maher 425-556-2427

DEPARTMENT STAFF:

Executive Cheryl Xanthos City Clerk

Executive Kalli Biegel Deputy City Clerk

TITLE:
Appointment of New Lodging Tax Advisory Committee Member

OVERVIEW STATEMENT:
There is currently an opening on the Lodging Tax Advisory Committee, due to the resignation of Rob Leavitt.

The press release advertising this opening was posted on December 14, 2021, and can be viewed at: Press Release:
Lodging Tax Advisory Commission Seeks New Members (govdelivery.com)
<https://content.govdelivery.com/bulletins/gd/WAREDMOND-2ffec27?wgt_ref=WAREDMOND_WIDGET_2>. Six
applications were received and reviewed.

Nancy Heard interviewed with the City Council on June 14, 2022, which completed the interview process to fill this
opening. If appointed, the term would expire on March 31, 2026.

☐  Additional Background Information/Description of Proposal Attached

REQUESTED ACTION:

☐  Receive Information ☐  Provide Direction ☒  Approve

REQUEST RATIONALE:

· Relevant Plans/Policies:
N/A

· Required:
RMC 4.37.010.B: Lodging Tax Advisory Committee members are appointed by the City Council.

· Council Request:
N/A
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Date: 6/21/2022 File No. AM No. 22-095
Meeting of: City Council Type: Consent Item

· Other Key Facts:
Ms. Heard has successfully passed the required background check for this volunteer position.

OUTCOMES:
If appointed by Council, Ms. Heard would fill this opening, and serve until the term expiration below:
Lodging Tax Advisory Committee

Nancy Heard First Term to Expire: March 31, 2026

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:
N/A

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

Budget Offer Number:
N/A

Budget Priority:
N/A

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

COUNCIL REVIEW:
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Date: 6/21/2022 File No. AM No. 22-095
Meeting of: City Council Type: Consent Item

Previous Contact(s)

Date Meeting Requested Action

6/14/2022 Special Meeting Receive Information

Proposed Upcoming Contact(s)

Date Meeting Requested Action

N/A None proposed at this time N/A

Time Constraints:
This seat has been open since February 7, 2020.

ANTICIPATED RESULT IF NOT APPROVED:
If Council decides not to appoint Ms. Heard, the seat will remain open and recruitment efforts would need to continue.

ATTACHMENTS:
None.
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