OFFICE OF THE HEARING EXAMINER
CITY OF REDMOND

In the Matter of the Application of
City of Redmond
For a Conditional Use Permit.

)
)
)
)
)

NO.

L100035 (Fire Station 17)

FINDINGS, CONCLUSIONS, AND
RECOMMENDATION

SUMMARY OF RECOMMENDATION
The request for a conditional use permit to develop a new 16,819-square-foot fire station at 16917
NE 116th Street should be GRANTED, subject to conditions.
SUMMARY OF RECORD
Request:
The City of Redmond (Applicant) requested a conditional use permit (CUP) to develop a new
16,819-square-foot fire station at 16917 NE 116th Street. The two-story building would include
two drive-through apparatus bays, one back-in apparatus bay, a hose drying tower, four sleeping
rooms, shell space for six future sleeping rooms, and a training classroom.
Hearing Date:
An open record hearing on the request was held before the Hearing Examiner of the City of
Redmond on May 5, 2010.
Testimony:
At the open record hearing the following individuals presented testimony under oath:
1.
2.
3.
4.
5.
6.
7.
8.

Steven Fischer, Principal Planner, City of Redmond
Lisa Singer, Senior Construction Engineer, City of Redmond
David Almond, Development Services Engineering Manager, City of Redmond
Robert Crittendon, Traffic Operations Engineering Manager, City of Redmond
Dennis Brunelle, Senior Construction Engineer, City of Redmond
Thomas Langton, Fire Captain
George Robertson
Robert Chamberlin

Exhibits:
At the open record hearing the following exhibits were admitted into the record:
A.

Technical Committee Report to the Hearing Examiner, with the following attachments:
1. Vicinity Map
2. Site Pan
3. Notice of Application and Certification of Public Notice

B.
C.
D.
E.
F.

4. Notice of Application Comments (Bob Chamberlin and Roger Peniche) and responses
from Steven Fischer
5. SEPA Checklist and Determination
6. SEPA DNS Certification of Public Notice
7. SEPA Comments (Ginger Holser/WDFW) with staff response
8. Arborist Report
9. Exception Request and Approval
10. Wetland and Wildlife Study
11. Preliminary Site Development Plans – Reduced
12. Full Scale Preliminary Site Development Plans
13. Design Review Board Presentation Materials from 3/4/2010 Meeting
14. Design Review Board Minutes, 3/4/2010
15. Engineering Report dated February 8, 2010
Affidavit of Publication of Notice of Public Hearing
Notice of Public Hearing and Certification of Public Notice
Email from Bob Chamberlin to Capt. Thomas Langton, with response from Capt. Langton
Email from Joo Young Lee, with response from Steven Fischer
City PowerPoint Presentation

Upon consideration of the testimony and exhibits submitted at the open record hearing, the
Hearing Examiner enters the following Findings and Conclusions:
FINDINGS
1. The Applicant requested a CUP to develop a new 16,819-square-foot fire station at 16917 NE
116th Street. The two-story building would include two drive-through apparatus bays, one
back-in apparatus bay, a hose drying tower, four sleeping rooms, shell space for six future
sleeping rooms, and a training classroom. Exhibit A, page 3; Exhibit A, Attachment 13; Exhibit
A, Attachment 12, Floor Plan.
2. The subject property is zoned Low-Moderate Density Residential (R-4). Exhibit A, page 3.
This zone “provides for stable and attractive suburban residential neighborhoods that have a
full range of public services and facilities.” RCDG 20C.30.15-050. Fire and police services are
allowed in the R-4 zone with approval of a CUP. RCDG 20C.30.20-030.
3. The subject property is within the North Redmond Neighborhood of the Comprehensive Plan.
Exhibit A, page 5.
4. The Comprehensive Plan establishes a level of service standard for fire protection response
times of five and one-half minutes or less for 80 percent of the fire and emergency medical
calls within the City. Exhibit A, page 7 (Policy CF-7).
5. Within the North Redmond neighborhood, which is currently served by Station 11 in
downtown Redmond, Station 13 in Union Hill, Station 16 in southeast Redmond, and
Woodinville Fire Station 33, the five and one-half minute response time standard is achieved
only 15.2 percent of the time. The average response time to the neighborhood (for all types of
incidents) is 7 minutes, 47 seconds. Exhibit A, page 7.
Findings, Conclusions, and Recommendation
City of Redmond Hearing Examiner
Fire Station 17 CUP, No. L100035

Page 2 of 7

6. Opening Fire Station 17 at the proposed location would allow the Fire Department to satisfy
the response time standard for emergency medical services within the neighborhood (which
comprise approximately 75 percent of the calls) more than 80 percent of the time. The average
response time to the North Redmond neighborhood would be less than five minutes. Exhibit A,
page 7.
7. Opening Fire Station 17 at the proposed location would reduce response times to other
neighborhoods within the City. For example, using existing facilities, the level of service
standard is achieved at the Emerald Heights retirement community in the Education Hill
neighborhood only 2.27 percent of the time (the average response time is eight minutes, 24
seconds). However, apparatus from proposed Fire Station 17 could reach Emerald Heights in
three minutes, 30 seconds. Exhibit A, page 7.
8. Opening Fire Station 17 would also reduce response times to educational facilities such as
Redmond High School, Redmond Junior High School, Horace Mann Elementary School,
Norman Rockwell Elementary School, and Albert Einstein Elementary School. Response
times to these schools do not currently satisfy the level of service standard. Exhibit A, page 7.
9. The subject property is a 1.7-acre vacant parcel 1 that is bounded by NE 116th Street to the north
and 169th Court to the west. Exhibit A, page 3; Exhibit A, Attachment 1.
10. Surrounding land uses include a vacant, City-owned parcel to the east 2 and residential parcels
to the south and west. Testimony of Mr. Fischer.
11. The proposed fire station building and the site design contain features to ensure compatibility
with the surrounding residential neighborhood. The building would have a stepped-back
second floor and other design elements that reduce building massing. The overall building
height would not exceed 35 feet, except for the hose tower, which would be 50 feet tall. The
largest parking area would be behind the building, screened from view (a smaller visitor
parking area would be at the front of the building, next to the entrance). The building setbacks
from the adjacent residential uses would far exceed the minimum required by code. More than
36,000 square feet of landscaping would be installed around the building and the outer
perimeter of the site, including a ten-foot width of Type I solid screen landscaping along the
southern property line. Testimony of Mr. Fischer; Exhibit A, Attachment 12, Landscape Plan,
Building Elevations, and Site Plan; Exhibit A, page 8.
12. The City of Redmond Design Review Board approved the project design on March 4, 2010.
The Design Review Board’s conditions of approval have been incorporated into the Hearing
Examiner’s recommended conditions for the CUP. Exhibit A, Attachment 14; Exhibit A, page
15.

1

The parcel had been developed with a residence and accessory buildings. These structures were removed earlier this
year. Exhibit A, page 3.
2
This is the parcel that the City originally planned to use for the fire station. At one acre in area, the parcel was
eventually determined to be too small for the use. Testimony of Mr. Fischer.
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13. The Applicant proposes a looped internal driveway design and drive-through apparatus bays to
ensure that fire trucks do not have to back onto the site from the street. Testimony of Mr.
Fischer; Exhibit A, Attachments 2 and 13.
14. The Applicant proposes to install street improvements along NE 116th Street in conjunction
with the fire station project. The improvements, which are called for in the City’s capital
improvement plan, include widening the pavement and installing sidewalks and drainage
collection facilities in the vicinity of the subject property. In order to ensure adequate entering
sight distance at the fire station driveway, the gradient of NE 116th Street will be lowered. The
maximum change in grade (four feet) will be at the crest of the hill in front of the fire station.
The City is exploring options for softening the transition to the existing grade. Testimony of
Ms. Singer; Testimony of Mr. Almond; Testimony of Mr. Brunelle.
15. One witness testified regarding the existing access challenges within the neighborhood due to
the relatively narrow width of NE 116th Street, the amount of traffic on the street, and ice
accumulation during the winter. The concern was that fire trucks would have a difficult time
exiting the station. Testimony of Mr. Robertson. Fire Captain Langton testified that the location
of the fire station on NE 116th Street has been planned since the late 1980’s, and that
emergency personnel do not have a problem serving the neighborhood despite the identified
access issues. The proposed fire station would make it easier for the department to serve the
neighborhood due to the reduced travel time and the proposed improvements to NE 116th
Street. Testimony of Mr. Langton.
16. In order to reduce noise impacts, there will not be external building-mounted speakers to alert
staff of emergency calls. Instead, staff will have pagers to receive notice of calls. Siren noise
will not increase as a result of the development, as there are already emergency calls within the
neighborhood. The department does not use sirens within residential neighborhoods unless
needed to move traffic. Exhibit E; Testimony of Mr. Langton.
17. The nature of the proposed use requires that it be operational 24 hours per day. When the fire
station first opens, there will be two firefighters on site each day. At full capacity, there will be
six firefighters on site. The number of incident responses is expected to be four per day. Other
sources of traffic (such as citizen visits) are expected to average three vehicles per day.
Testimony of Mr. Fischer; Exhibit A, page 8.
18. The Applicant proposes off-site pedestrian improvements in conjunction with the proposal.
The Applicant will construct a 170-foot-long asphalt walkway to connect the sidewalk along
the subject property frontage to the existing sidewalk system. Exhibit A, page 9; Exhibit A,
Attachment 12, Grading, Drainage and Paving Plan.
19. The subject property contains 55 “significant” trees (healthy trees that are six inches in
diameter or greater), including nine trees that are classified as “landmark” trees (trees that are
30 inches in diameter or greater). Consistent with RCDG 20D.80.20, which requires 35 percent
of significant trees to be retained on a project site, the Applicant proposes to retain 21 of the 55
significant trees, or 38 percent. Of the remaining significant trees, 25 would be removed from
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the site, and nine would be impacted but left in place (under the RCDG, impacted trees are
counted as being removed). Exhibit A, page 5; Exhibit A, Attachment 12, Landscape Plan.
20. Landmark trees may only be removed from a site (or impacted) if an exception is granted. The
Applicant proposes to permanently remove one of the landmark trees, and impact four of the
landmark trees. Due to the location of the trees, development of the site would not be feasible if
the trees were not removed or impacted. An arborist has determined that the impacted trees can
survive in place if certain construction techniques are utilized. The Applicant proposes to
mitigate removing or impacting the landmark trees by planting new evergreen trees at a three
to one ratio (15 total). The Planning and Community Development Department granted the
exception request on April 2, 2010. Exhibit A, page 5; Exhibits 8 and 9; Exhibit 12, Tree
Preservation Plan; Testimony of Mr. Fischer.
21. The Applicant’s tree preservation proposal includes transplanting on site (rather than
permanently removing) one landmark tree and one significant tree that are located within the
building footprint area. Exhibit A, Attachment 12, Tree Preservation Plan.
22. The Applicant does not propose any modification of code standards other than the previously
approved landmark tree exception. The building setbacks and site design would be code
compliant. Testimony of Mr. Fischer.
23. There are no environmentally sensitive areas such as streams, wetlands, or steep slopes on or
adjacent to the project site. The nearest stream is 1,000 feet away. Exhibit A, page 5; Exhibit A,
Attachment 10.
24. There are utilities available to serve the site, including water, sewer, and storm drainage.
Testimony of Mr. Fischer.
25. The City of Redmond reviewed the proposed fire station and related NE 116th Street and
stormwater improvements 3 under the State Environmental Policy Act and issued a
Determination of Nonsignificance on March 22, 2010. Exhibit A, Attachments 5 and 6.
26. Notice of the open record hearing was published in Seattle Times, posted on site, and mailed to
surrounding property owners on April 14, 2010. Exhibits B and C.

CONCLUSIONS
Jurisdiction:
The Hearing Examiner has jurisdiction to hold an open record hearing on conditional use permit
applications and to make a recommendation to City Council pursuant to RCDG 20F.30.15-040 and
20F.30.15-020.

3

The City is constructing an off-site stormwater pond at the northwest corner of 172nd Avenue NE and NE 111th
Street. Exhibit A, Attachment 5.
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Criteria for Review:
Pursuant to RCDG 20F.40.40-040, the City may approve or approve with conditions a conditional
use permit only if the following criteria are satisfied:
(a)

The conditional use is consistent with the Community Development Guide which includes
the Comprehensive Plan;

(b)

The use is designed in a manner which is compatible with and responds to the existing or
intended character, appearance, quality of development, and physical characteristics of the
subject property and immediate vicinity;

(c)

The location, size and height of buildings, structures, walls and fences, and screening
vegetation for the conditional use shall not hinder neighborhood circulation or discourage
the permitted development or use of neighboring properties;

(d)

The type of use, hours of operation, and appropriateness of the use in relation to adjacent
uses shall be examined to determine if there are unusual hazards or characteristics of the
use that would have adverse impacts;

(e)

Requested modifications to standards are limited to those which will mitigate impacts in a
manner equal to or greater than the standards of this title;

(f)

The conditional use is such that pedestrian and vehicular traffic associated with the use will
not be hazardous or conflict with existing and anticipated traffic in the neighborhood;

(g)

The conditional use will be supported by adequate public facilities or services and will not
adversely affect public services to the surrounding area or conditions can be established to
mitigate adverse impacts on such facilities.

(h)

If applicable, the application must also conform to RCDG, Special Uses.

Conclusions Based on Findings:
A.
The use is consistent with the Community Development Guide and the Comprehensive
Plan. The fire station at the proposed location will ensure that fire and emergency medical
services to the North Redmond neighborhood and surrounding areas comply with the
City’s level of service standard. Findings 2 – 8.
B.

With conditions of approval, the use is designed in a manner that is compatible with and
responds to the existing or intended character, appearance, quality of development, and
physical characteristics of the subject property and immediate vicinity. Findings 2, 9, 10,
11, and 12.

C.

The location, size and height of buildings, structures, walls and fences, and screening
vegetation for the use will not hinder neighborhood circulation or discourage the permitted
development or use of neighboring properties. The building will be centered on the lot and
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appropriately screened by landscaping. The site design will ensure that the vehicles
entering and exiting the site will not affect neighborhood circulation. Findings 11 and 13.
D.

There are no unusual hazards or characteristics of the use that would have adverse impacts.
Although the hours of operation for the fire station are unusual for a residential
neighborhood, the long hours are an essential element of the use. The use would not result
in a significant increase in noise or traffic as compared to existing emergency services.
There would be no external speakers. Findings 16 and 17.

E.

The requested modification to standards (removal of landmark trees) will mitigate impacts
as required by the RCDG. Even impacted landmark trees that will be preserved on site will
be mitigated at a 3:1 ratio. Findings 20 and 22.

F.

The pedestrian and vehicular traffic associated with the use will not be hazardous or
conflict with existing and anticipated traffic in the neighborhood. Findings 13, 14, 15, and
18.

G.

The use will be supported by adequate public facilities or services and will not adversely
affect public services to the surrounding area. The use will improve public services to the
surrounding area by improving response times for fire and emergency medical services.
Findings 6, 7, 8, and 24.

H.

The “Special Uses” standards are not applicable to the development.

RECOMMENDATION
Based on the preceding Findings and Conclusions, the request for a conditional use permit to
develop a new fire station and associated improvements at 16917 NE 116th Street should be
GRANTED, subject to the conditions listed in Section VII of the Technical Committee Report
(Exhibit A, pages 9-17).
Dated May 19, 2010.
Toweill Rice Taylor LLC
City of Redmond Hearing Examiner
By:

/s/
LeAnna C. Toweill
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