Citizen Questions/Comments and City of Redmond Answers
Regarding Anjumann E Burhani Application
The following document is a compilation of questions that the City of Redmond has received during the
notice of application comment period regarding Anjumann E Burhani. Questions were collected from two
neighborhood meetings, letters and emails. Answers in red are from City of Redmond staff and based on
current City policy and codes. All answers in green are from the applicant.
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1. Comprehensive Plan Policy
1.1 Traffic Related Questions
1.1.1 Q: According to the Redmond Comprehensive Plan, the city will “minimize the safety and
environmental impacts on residential neighborhoods by discouraging the use of existing and new local
streets by nonlocal cut-through traffic”. Why is there no discussion about discouraging cut-through
traffic in the applicants’ plans, traffic studies, etc.? (See Chapter 9, Page 9-13, Item TR-35.)
1.1.2 Q: Overlake Master Plan: Project does not satisfy “Roadways N-OV-40”: Overlake master plan states:
"Direct regional and through motor vehicle traffic away from residential neighborhoods through
street improvements such as traffic calming measures that provide access to homes while
discouraging travel through the neighborhood. Locate driveways and streets in such a way as to
minimize through traffic on primarily residential streets and reduce other adverse impacts on
residential neighborhoods" (see Appendix A-6) The proposed project will invite additional traffic
into residential neighborhood, as right only access to the site will result in high percentage of
visitors to the site traveling via side streets.
1.1.3 Q: Project does not satisfy “Transportation Plan, Neighborhood Traffic Calming TR-35”:
Transportation plan states “minimize the safety and environmental impacts on residential
neighborhoods by discouraging the use of existing and new local streets by non-local cut through
traffic. Place a high priority on prevention and alleviation of traffic impacts on residential
neighborhoods as part of the city's transportation system management program." (see Appendix
A-8). The project will encourage additional traffic; there are no means to prevent new non-local
traffic to the project site via local streets.
1.1.4 Q: Project does not satisfy “Transportation Plan, Maintaining Community Character TR-8”:
Transportation plan states "consider community character factors, such as land use patterns, the
green character of the City, the environment, neighborhood vitality, and quality of life in the
determination of whether planned transportation systems support the Land Use Plan. Value
community character equally with transportation system capacity in the evaluation of
concurrency and ensure that no transportation project conflicts with or detracts from the desired
character of the community, as described in the Comprehensive Plan, including Redmond's vision
for the future." (see Appendix A-8). Additional traffic and parking demands by the new
development will have direct bearing on quality of life of the community as will relocation of
Metro bus shelter (as required by traffic study). The comprehensive plan explicitly states that
the community character must be a factor in land use decisions.
A: The City understands the concerns from citizens regarding an increase in neighborhood traffic related to the
applicant’s project. However, based on all information collected in this application, it is not anticipated that
this project will contribute to neighborhood cut-through traffic.
The proposed development is located on a major arterial (NE 51 St), is adjacent to SR 520, and has direct
access from NE 51st, which makes it in compliance with Policy OV-33. Traffic impacts or impacts to community
character need to be meet traffic counts and ratings before they can be required to have mitigation.
Mitigation measures may be imposed only to the extent necessary to mitigate the impacts of the particular
development and the extent of the mitigation must be reasonably proportionate to the impacts of that
development. Traffic impacts from the proposed development are relatively modest and not deemed to
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warrant significant mitigation. The traffic study and trip generation analysis indicates that the traffic impacts
from the proposed development do not account for a substantial increase in traffic on NE 51 st.
Redmond’s vehicle transportation system is organized to encourage through (not stopping at a local
destination such as a neighborhood or business on the road frontage) trips to use arterials and local trips to
use local streets. Neighborhood cut-through traffic refers to regional or sub-regional traffic using
neighborhood local streets rather than arterials to reach their destinations. It does not refer to destination
traffic on a local street or arterial.
Policy clarification:

Policy N-OV-40 referenced above in 1B is not current policy. The policy on regional and through
motor vehicle traffic is now policy OV-33, which states “OV-33 - Direct regional and through motor vehicle
traffic away from residential neighborhoods through street improvements, such as traffic-calming
measures. Locate driveways and streets in such a way as to minimize through traffic on primarily residential
streets and reduce other adverse impacts on residential neighborhoods.”

Regarding 1D: Policy TR-8 addresses the design features for City transportation improvements like
new roads, intersections, paths, etc. It does not address traffic impacts from private development.

1.2 Corridor Study Question:
1.2.1 Q: According to the Redmond Comprehensive Plan, the City should "continue to work with the
Washington State Department of Transportation, neighboring jurisdictions and other stakeholders to
develop a corridor plan for the portion of SR 520 east of I-405: (a) to improve the SR 520 corridor east
of I-405 to support the multimodal needs of Redmond and the region and (b) to improve connectivity
across the corridor for Redmond neighborhoods." How will the City of Redmond and WSDOT ensure
that a large development at the intersection of an arterial (NE 51st) and SR-520 would not negatively
impact connectivity across SR-520 for the adjoining neighborhood? (See Chapter 9, Page 9-9, Item TR24.)
A: The SR 520 Multi-Modal Corridor Study has been completed and the neighborhood connections are identified.
The trip generation data submitted by the applicant provides for an increase of 10-21 new trips during the peak
PM period depending on the time of year (i.e., variance in sunset prayer time), at the intersection of NE 51st . This
will not impact any of the planned connections. More information on the study can be found on WSDOT’s
website - SR 520 Multimodal Corridor Planning Study.

1.3 Design Related Questions
1.3.1 Q: Project does not satisfy “Roadways N-OV-20”: Overlake master plan states: “Provide for
transitional uses and transitional building and site design to protect nearby residential
neighborhoods. Include such techniques as: Maintaining the current boundaries of the
Employment Area by not extending into areas designated primarily for residential uses;” (see
Appendix A-6). Proposed building character is closer in scale to commercial buildings at nearby
Microsoft campus than to residential buildings adjacent to the site; the planned
development does not maintain the boundaries.
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1.3.2

Q: Project does not satisfy “Comprehensive Plan, Land Use LU-30”: Comprehensive plan states
“allow some compatible non-residential uses in Residential zones, such as appropriately scaled
schools, religious facilities, home occupations, parks, open spaces, senior centers and day care
centers. Maintain standards in the Redmond Zone Code for locating and designing these uses in
a manner that respects the character and scale of the neighborhood" (see Appendix A-7).

1.3.3

Q: The key in this section is that non-residential uses must be at appropriate scale and conform
to the neighborhood’s character; the proposed project does not respect either the character
or scale of adjacent residential single family homes.
A: It’s important to clarify that the boundaries of the Employment Area have not changed. The City’s zoning code
has a number of land uses that are permitted in residential zones, such as schools and religious
institutions. Specifically, the subject property is zoned R-5, and religious uses such as churches and mosques are
a permitted use within this zone (RZC 21.08.080). The Redmond Zoning Code (RZC 21.08.280) has specific
requirements for religious facilities which address scale and compatibility, such as increased setback
requirements and height restrictions. The City’s code requires that religious facilities maintain a height of 30’,
whereas a single family home would be allowed to achieve a height of 35’. Setbacks for religious facilities require
a setback of 20’ from all property lines, whereas a single-family home could be located as close to 5’ from a
property line. Any additional building height above 30 feet, for structures such as minarets or bell towers, the
proposal is required to provide an increased setback of 5’ for every 1’ in height over 30’. This translates to a
setback of 75’ for the portion of the building with a minaret which has a height of 46’ from the average grade.
The city deems that the proposal does meet the zoning and setback requirement.
Policy clarification:


Please note that Policy Roadways N-OV-20 has been re-adopted as OV-11 with substantially the same
language. Policy OV-11 “Provide for transitional uses and transitional building and site design to protect
nearby residential neighborhoods. Include such techniques as:
• Maintaining the existing multifamily residential designations that act as transitional zones;
• Maintaining the current boundaries of the Employment Area by not extending into areas
designated primarily for residential uses;
• Providing for transitional regulations, including a greenbelt and buffer along the west side of BelRed Road between NE 28th and 40th Streets; and
• Maintaining regulations on building bulk, building placement, site and building lighting,
landscaping, noise control, and other appropriate measures.”

2. Redmond Zoning Code
2.1 Design Standards
2.1.1 Q: Project does not satisfy “21.60.020 Context, Circulation, and Connections, D. Relationship to
adjacent properties criteria”: The intent of this section of design standard is "to promote the
functional and visual compatibility between adjacent neighborhoods and different land uses" (see
Appendix A-1). However, as shown at the image captured on site (see Appendix A-25) with proposed
building silhouette, at the height of 50’ the building is out of scale with the neighboring
residences. At this height and footage, its silhouette is comparable with Microsoft commercial
building 88 across the street, thus the building will not create the transition from Microsoft
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2.1.2

campus but rather will result in encroachment of “ commercial” scale building into residential
area.
Q: Project does not satisfy “21.60.040 Design Concepts, B.2. Building Scale” & “B.3. Roofline”: The
intent is " to ensure new development is compatible with the goals for the neighborhood and with
the architectural scale [the scale of the building(s) in relation to surrounding development] ..." (see
Appendix A-2). The planned project scale or roofline do not fit the surrounding residential
properties and will dominate the neighborhood, redefining its character. See Appendix A-9 for
existing site visual, and Appendix A-10 for projection of the building of the planned scale and
height. Note how the proposed building stands out compared to nearby SFR homes and even
compared to near Microsoft commercial building (to which it is close in scale).
A: The Redmond Comprehensive Plan and zoning code allows religious facilities within residential zones and
anticipates that these types of uses will desire and need for these structures to be of a scale larger than a
single family home. Under the Residential Regulations section of the zoning code, RZC21.08.280 (Churches,
Temples, Synagogues, and Other Places of Worship) establishes the regulations for places of worship within
residential zones. This portion of code establishes setbacks of 20 feet from all property lines, a 30 foot building
height with the ability to reach a maximum of 50 feet.
While the Design Standards speak to scale, the Zoning code allows religious facilities and establishes
development standards for their construction. Under the Scope and Authority section of Redmond’s Design
Standards (RZC 21.58.020D) the code outlines how conflict between the design standards and other
development requirements is to be addressed. The Code states:
These design standards supplement the development standards and site requirements of
each zone. The design standards shall be implemented in a manner that allows developments
of the type and scale set by the Comprehensive Plan and development regulations while
achieving the design intents. Where the provisions of this section conflict with the provisions of
the zone, the provisions of the zone shall control. (emphasis added)
As noted in the citizen’s comment, the proposed mosque is not of the same scale as the adjacent residential
dwellings and therefore, creating a conflict between the design standard noted above and t he zoning code
(RZC21.08.280). However, as noted above under RZC 21.58.020D when there is conflict between the design
standards and the zoning code, the zoning code shall supersede. In this scenario, the standards for religious
facilities found under RZC21.08.280 govern and supersede the design standards.

2.1.3

Q: Project does not satisfy “21.60.020 Context, Circulation, and Connections, F. Street Design”: The
intent of the section is to promote street design that:
"c. Promote safety through adequate sight distance, limited driveways on busy streets, and
avoidance of difficult turning patterns.
d. Allow safe, efficient access for emergency vehicles.
e. Discourage through traffic and long curvilinear cul-de-sacs, while assuring adequate circulation
between neighborhoods." (see Appendix A-1).
The planned project contradicts all those criteria as:
- The development will install 20' wide driveway on minor arterial (NE 51st Street) with right
only ingress\egress, affecting traffic going straight on 51st Street and turning to SR 520.
- Proposed installation of c-curbing on NE 51st Street median will complicate access of emergency
vehicles to the site
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-

Right only access to the site will require from those travelling on NE 51st Street in the direction
of NE 156th Ave to either perform U-turn on nearby residential intersection or travel through
residential neighborhood to gain access to the site.

A: The criteria being cited above relates to construction of new streets. The proposal does not include any new
streets. The intent of the right in / right out is to eliminate difficult turning patterns. The driveway has been
located to maximize sight distance and minimize impacts to the SR 520 on ramp.

2.1.4

Q: Does widening of the driveway also change it from residential to commercial?
A: Per City code, residential driveways are allowed to be up to 20’ wide.

2.2 Landscaping
2.2.1 Q: In the April 30th meeting, the applicants stated that the minaret would be used for two purposes: a
mandated stairwell to the roof and a “design cornerstone.” The applicants also stated that all
activities would be held indoors. Therefore, would anyone be allowed in the minaret or on the roof
deck outside (unless needed for maintenance)? Given that the roof deck would be more than 30’
above the ground level of the northern property line, privacy is a major concern for the neighborhood.
What permanent vegetation would be installed to ensure that nobody on the roof could see into
houses in the residential area to the north, and when would that permanent vegetation reach the
greater then 30’ height needed for privacy?
2.2.2

Q: Screening and view from adjacent residential homes.

A: The applicant states that all activities would be held indoors, and does not plan whatsoever to use the roof
deck for community events. In any case, given that there is a proposed roof deck, congregation members would
have to abide by the requirements of the religious facility. Additionally, the City’s noise ordinance requires that a
maximum noise level of 55dBA be complied with before 10:00 PM and 45dBA after 10:00PM.
The City of Redmond’s zoning code requires a Type I Solid Screen; 10-foot wide landscape buffer is required
along the north and west property lines which abut single-family residential uses. Type I planting consists of
evergreen trees and evergreen shrubs with a minimum height of five feet at planting, which will provide an 80%
sight-obscuring screen at the time of planting; or a combination of evergreen and deciduous trees and shrubs
backed by a 100% sight-obscuring, decorative wall or fence. The project has been designed to meet this
requirement which is illustrated on the landscape plan. The plan includes a combination of evergreen and
deciduous trees along the north and west boundaries. The City will be adding a condition which requires that
deck be stepped back from the edge during final building permit review, so that the view angle from surrounding
residences is minimized.
The City’s code also requires a Type II Visual Screen, landscape buffer to screen the proposed parking lot from

proposed sidewalks. Type II planting consists of evergreen trees and deciduous trees with large shrubs and
groundcover interspersed with the trees.
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2.3 Noise
2.3.1 Q: The planning documents do not mention whether the call to prayer will be issued during the
prayers. Issuing such calls (using loudspeakers as is customarily in mosques) will create yet another
nuisance for our neighborhood that is already a recipient of traffic noise from the arterials and
SR-520.
A: The Zoning Code has required noise levels, which is limited to 45dBA in residential zones therefore, the
proposal would have to comply with the requirement. The applicant has stated that their services and
worship do not use the call to prayer.

2.4 Land Use
2.4.1 Q: Why locate this facility in this location

A: The City did not choose this location. The applicant selected this location and purchased the property for the
purpose of constructing a mosque.

2.4.2

Q: Clean up – COR should have addressed junk

A: The City of Redmond did address the garbage through code enforcement action and required clean-up of the
site.

2.4.3

Q: Project does not satisfy "RCZ 21.12.210 OBAT Allowed Uses and Basic Development
Standards, C. Building height". Redmond Zoning code sets 35-foot height limit on the
boundary of OBAT zone and within 300 feet thereof (see Map 12.7 in Appendix A-5). The
planned height for the mosque building located within 300 feet of overlay is well in excess of
allowed 35 feet.
A: The proposed religious facility is located in the R-5 zone. RZC 21.12.210(c)(2)(c)(1) states that structures
which are located within the OBAT zone and are physically situated within a distance of 300’ from the OBAT
zone boundary are restricted to a height of 35’. The intent of this section is to group taller buildings towards
the center of the OBAT zone. Since the height overlay map only applies to the OBAT zone, it does not apply
to the proposed development, since it is located outside the OBAT zone.
Religious facilities are an allowed use in the R-5 zone (RZC 21.08.080) and there are specific regulations
which apply to the religious facilities. The height for these facilities is restricted to 30’ high with a 20’
setback from all property lines (RZC 21.08.280). The code does recognize that religious facilities do include
symbols such as steeples, bell towers, crescents and other symbolic icons. Therefore, the code permits an
increase beyond 30’ high when an increased setback of 5’ for every 1’ in height over 30’.

2.4.4

Q: Concerned that the scale of this project meets the code
i. Recommends the comprehensive plan amendment cycle is open – concern that religious facilities
are subject to different standards
ii. Code could be changed to address this concern
A: An amendment has been filed to restrict locating religious facilities in residential zones and non-residential
uses exceeding a specific height limit.
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2.4.5

Q: Planned development of 176 homes at 156th
i.
ii.
iii.

Use Old Redmond Rd as access
Several condos and apartments in downtown use Old Redmond Rd
Landlocked location

A: The neighborhood is connected to several arterials including 156th Avenue NE and NE 51st Street.

2.4.6

Q: How can the City’s building code allow a use like this?

A: The City’s building code does not address land-uses. The Comprehensive Plan provides a general layout of
land-use patterns throughout the City and Zoning Code determines specific land-uses based on zones.

2.4.7

Q: This proposal opens a “Pandora's box” of future neighborhood development. If a 20,000 square
foot religious facility is allowed on NE 51st Street, would more religious facilities be allowed along NE
51st Street? Once some larger-scale development is done along NE 51st Street, would it be more likely
that the zoning along NE 51st Street could change to be more like 156th Ave NE, where there are large
apartment complexes? At what point does the quality of life of the neighborhood override the
desirability of development along the NE 51st Street corridor?

A: Religious facilities are a permitted use in residential zones. There are other uses such as daycare centers that
are allowed uses, and any use that meets the requirements for setbacks, height and any additional regulations
would be allowed. Multi-family residential structures such as apartment complexes would not be allowed, only
2-4 attached units would be allowed (duplexes, triplexes and fourplexes), under the current zoning. A rezone to
multi-family R-18 or above would be required to allow for apartments. There is no evidence to demonstrate that
the approval of a religious facility results in the change of zoning or the construction of new apartments.

2.5 Residence
2.5.1 Q: How does the fact the religious facility has two residences affect its classification? What RZC
paragraph applies?
2.5.2 Q: Project does not satisfy "RZC 21.08.080 R-5 Single-family Urban Residential" While zoning code
allows religious buildings in R-5 zoned areas, it does not say anything about mixed
residential\religious construction (see Appendix A-3). According to the traffic study (see Appendix
A-20), the planned development will include two residences (a parsonage, or pastor's quarters,
and guest quarters) in addition to religious assembly, thus not complying either with religious
usage zoning or with R-5 single family residence usage.

The proposal includes a pastor’s residence and guest quarters, both of which are considered accessory uses to
the religious facility. RZC 21.78 defines an accessory use as “a use customarily incidental to and on the same lot
as the principal use of a building or operation and so necessary or commonly to be expected that it cannot be
supposed to be intended to be prohibited.” Many religious facilities do include either a pastor’s residence or
caretaker’s quarters as part of the facility. Because these are common and are incidental to religious facilities,
they are considered accessory uses and are allowed. Therefore, since the RZC does not restrict or prohibit
pastor’s residence or caretaker’s quarters, based on the language in the definition, it is an allowed use.
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2.6 Capacity/Expansion
2.6.1 Q: Project does not satisfy "RCZ 21.08.280 Churches, temples, synagogues, and other places of
worship, B Calculation of seating capacity" Mosque does not have special provisions in zoning
code, however there are two working mosques in Redmond that can be used as a reference for
past RCZ application. MAPS and ICOR mosques both used seven sq. ft. per worshiper for seating
capacity calculations (see Calculation of Seating Capacity, Appendix A-4); that means same footage
should be used for calculations for planned development. Allocation of 13.5 sq. ft. per
worshiper made for parking calculation in AEB mosque planning documents (see Appendix A-23)
is not consistent either with previous construction of similar type nor with zoning code. The
incorrect calculations of seating capacity also invalidate traffic study and traffic mitigation plan
presented by the applicant.
Q: Project does not satisfy "RZC 21.08.080 R-5 Single-family Urban Residential, Table
21.08.080C" Zoning code distinguishes places of worship with seating capacity under 250 seats,
and those with capacity over 250 seats. Those over 250 seats require Conditional Use Permit.
Based on projected assembly areas footage, and using seven sq. ft. per worshiper as mandated by
RCZ for seating capacity calculations, main prayers area of 2,858 sq. ft. (see floor plan, Appendix
A-29) will map to over 250 seating capacity (2,858 I 7 > 250), hence requiring Conditional Use
Permit as part of the application and conformance to relevant provisions of RCZ for facilities
with capacity above 250 seats. The higher seating capacity than declared becomes even more
evident if multipurpose area is taken into account (additional 2,000+ sq. ft.).
A: The City of Redmond’s zoning code (RZC 21.08.280) requires that seating capacity be calculated for the assembly
area and not any other portions of the religious facility. The applicant has provided the City with an analysis and
layout which demonstrates the seating arrangement in the form of prayer rugs, and the number of prayer rugs or
fixed seats that would occupy each of the assembly areas. Based on the applicant’s analysis; a fixed seat equates to a
prayer rug, since each rug is woven into floor, affixed onto the floor or has permanent placement outlined/marked.
Therefore, square footage was not used to calculate the seating capacity. A similar approach was used by the Islamic
center of Redmond. The City will also place a condition on the project which limits the occupancy of the assembly
area to the number indicated on the application. MAPS and ICOR did not utilize the seven square feet per person
ratio.

2.6.2

Q: How did the city consider likelihood of acquisition of, and expansion into, adjacent properties? How
would that affect traffic? (Absent from April 30th meeting notes.)
A: The current proposal does not identify any proposed expansions that are anticipated. The City is therefore
limited to reviewing the application before it. If an expansion is proposed in the future, the City would consider
the expansion a new land-use application that would be subject to regulations in effect at that time. Traffic and
circulation would be analyzed based on that new application and according to the background conditions in
effect at that time.

2.6.3

Q: Is it a condition-of-approval that no site expansion can be applied for within a specific extended
time frame (i.e. 50 years)? Are there any conditions?
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2.6.4

Q: Fifty year moratorium through conditions of approval on building expansion. Look at ability to
expand needed parking onto adjacent properties.

A: The City does not typically condition projects so as to prohibit future expansions, as any application that is in
conformance with the land-use code and building code in effect when it is applied for must be reviewed and
approved if it demonstrates compliance with regulations. The only time moratoriums have been applied have
been specific to a policy change that is applied citywide or for a classification of a type of use. State law restricts
moratoriums to a period of one year, and may be renewed under special circumstances which can be renewed
with a development plan, for a period of six months.

2.7 Evaluation
2.7.1 Q: How long does this process typically take?

A: The City will ensure that these issues are addressed expediently, and keep residents aware of progress. If the
issues cannot be resolved through the cooperation of the permit holder, the City has the authority to revoke the
permits for the property or to pursue code enforcement through the hearing examiner. The City is able to
resolve most compliance issues through cooperation and it is unusual to have applicant refuse to comply with its
permit conditions.

2.7.2

Q: What specifically can the city do to force the applicants to resolve any issues raised by the
residents?
A: The City will first determine if any conditions are not being met, and if they are not being met, the City will
contact the applicant to find out why and require that a remedy be provided in order to bring the project into
compliance. The City has many tools available to it to enforce permit conditions, including the code compliance
process set out in Chapter 1.14 of the Redmond Municipal Code and revocation of the permit under RZC
21.76.090(E).

2.7.3

Q: Where is the project in the process?
A: The City and the applicant are currently responding to neighborhood comments relating to the proposal. Once
the neighborhood meeting has been completed, the next step is review with the Design Review Board and the
Technical Committee’s decision on the project (Site Plan Entitlement application).

2.7.4

Q: 500’ radius does not cover neighborhood

A: The City’s zoning code requires that a 500’ radius for providing notices when an application has been
submitted. Most jurisdictions notify only those property owners within 300’ of a proposed application and so the
City’s 500’ radius exceeds the notice most provide

2.7.5

Q: Has City learned lessons from other religious facilities?
A: The City has learned the importance of a detailed and specific Transportation Management Plan. Therefore, as
part of the review of this proposal, city staff dedicated additional time and review on the Transportation
Management Plan. The review was completed by Traffic Operations division, as well as Transportation
Engineering and Planning.
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2.7.6

Q: If assurances made by the applicants are not true (traffic, parking, noise, etc.), residents are
expected to contact the city so that they city can work with the applicants to resolve these issues.

A: If the applicant is not in compliance with the conditions of approval issued by the City, residents should
contact the City to notify them that these conditions are not being complied with. The City will contact the
applicant to resolve these issues.

2.7.7

Q: Has the city ever revoked occupancy in extreme cases?
A: The City has revoked occupancy in instances where life safety issues are involved, that is, where the health
and safety of persons and property are threatened. Typically, applicants work with the City to resolve issues and
revocation of occupancy is not necessary.

2.7.8

Q: How will the city enforce promises made by the applicant as to projected capacity/traffic/parking?
How are those promises documented?

A: The applicant has submitted a Transportation Management Plan which is kept on file with the City and which
clearly documents a parking management plan for the facility. If the plan is not complied with, then the City will
work with the applicant to ensure that the plan is brought into compliance. The TMP and off-site parking
agreement are all elements of the official application submitted to the City, and therefore, the City has the ability
to enforce the conditions associated with these documents. Promises made by the applicant unofficially are
items that the City does not have the authority to enforce.

2.8 Mitigation
2.8.1 Q: No realistic mitigations proposed

A: The City will condition the project to meet specific requirements relating to occupancy of the assembly area,
parking, traffic flow, and noise. The proposal will also be required to pay Transportation, Fire and Park impact
fees, at the time when the City issues a building permit. Mitigation is not required by the project based upon
current adopted codes and submitted traffic studies.

2.9 Lighting
2.9.1 Q: City code related to projected lighting at night

A: The City’s zoning code requires that lighting be directed away from residential areas, and this proposal would
be required to meet the lighting standards. The code requires that lighting fixtures shall be aimed and shielded in
a manner that shall not direct illumination or allow light trespass on adjacent residential zones and Fixtures
should be of a type, or adequately shielded, so as to prevent glare from normal viewing angles.
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3. Traffic
3.1 U-Turn
3.1.1 Q: At the April 30th meeting, in reference to the potential of U-turns at the intersection of NE 51st St
and 154th Ave NE, traffic experts stated that (1) U-turns are safe to execute at this intersection and (2)
U-turns are not illegal unless expressly prohibited. However, neighborhood residents, based on many
years of experience, believe that U-turns at this intersection are unsafe. How can the city mitigate for
U-turns at this intersection if the proposal were approved?
A: U-turns at intersections in Washington are legal unless specifically posted “No U-Turns.” In researching the
City’s collision records, we show that there have been five accidents at the intersection of 154th and 51st over
the past ten years. None of these appear to involve vehicles attempting a U-turn.

3.1.2

Q: Making a U-turn on 154th
i. RCW – addressing U-turns (limitations on distance to 500ft)
ii. Traffic expert for the applicant goes against state law
iii. Freedom of religion
iv. Traffic impact issue
A: The RCW 46.61.295 "U" turns states:
(1) The driver of any vehicle shall not turn such vehicle so as to proceed in the opposite direction unless such
movement can be made in safety and without interfering with other traffic.
(2) No vehicle shall be turned so as to proceed in the opposite direction upon any curve, or upon the approach to
or near the crest of a grade, where such vehicle cannot be seen by the driver of any other vehicle approaching
from either direction within five hundred feet.
Following occupancy of the development, the City will observe 154th and 51st to see how many vehicles are
making U-turns, and whether there are safety concerns with this maneuver. If staff observes a continuing
pattern of unsafe U-turns, the City will post signs prohibiting this maneuver. Redmond Police will then be able to
write citations for drivers making U-turns illegally.

3.2 Access/Egress
3.2.1

Q: Anyone driving on NE 51st Street in a direction of NE 156th Ave will not be able to access the
site directly due to right-in\right-out only access limitations. Thus to access the site people would
have to resort to driving via residential streets of our neighborhood or to perform U-turn on one
of the intersections of 51st. See representative Google Maps routes in Appendices A-12, A-13, A-14
and A-15.There is nothing to prevent visitors to the site from going via residential streets or
performing U-turns.
A: Microsoft is proposing new channelization for NE 51st Street that will include a left turn lane to 154th Avenue
NE. The City is considering extending the left turn lane to allow left turns into the Mosque. This would eliminate
the need for U-turns and/or the potential to use the neighborhood streets for a turnaround.

3.2.2

Q: There are approximately 130 feet between the site driveway and intersection of 51st and
154th (see Appendix A-11). Should there arise backup at the entrance to the site (which
frequently happens at the entrance of the facilities with valet parking, as valet ability to serve
multiple customers at once is limited), 6-7 cars backup will be sufficient to block access to
154th Ave (taking 20 feet per car/distance between cars), as well as right turn lane to SR520.
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3.2.3

Q: There are approximately 25 feet between the driveway and right turn lane to SR-520. The
proximity will create the following problems:
i. Vehicles turning to SR-520 will get in the way of those exiting the site
ii. Vehicles entering the site will get in the way of those turning to SR-520; what's more
stopping or slowing down to enter the site unexpectedly (from point of view of drivers
turning to SR-520), will create dangerous traffic situation
iii. Vehicles exiting the site will block traffic to SR-520 especially if they are not going to SR-520
(but continuing straight on NE 51st Street)
A: The proposed development is expected to generate 12 to 21 trips in the PM peak hour depending on
the variance in sunset prayer time during the year. During the course of one hour, this would equal less
than one vehicle every two minutes. The City does not consider the increase of trips to have a
noticeable impact to the operation of the right turn lane from 51st to SR520. The City’s goal is not to
eliminate conflicts on our roadways but to ensure that the conflicts are not creating safety hazards. Based
on the projected traffic demand and the available parking on-site, that has been provided to the City by the
applicant, it is not anticipated that this situation will occur. The land-use permit will include a condition that
the applicant must add a police officer to direct traffic if this situation does occur.

3.2.4
3.2.5

Q: How would construction traffic access the site so as not to wind through the neighborhood?
Q: What route would construction traffic take because they would be unable to make a left turn into
the site?
A: The City would require that construction traffic use West Lake Sammamish Parkway and 51 st or use NE 40th
Street and 156th Avenue NE. It is the City’s policy not to route construction traffic through residential
neighborhoods.

3.2.6

Q: How would they exit the site? Would they have room to exit without backing out?
A: Traffic would enter and exit the site via the driveway onto NE 51st Street. The parking lot and driveway will be
designed so that cars will not need to back out onto 51st. The current ingress/ egress is being expanded to
accommodate this.

3.2.7

Q: If the lot is full, how would emergency vehicles leave the site to transport people with medical
emergencies?
A: The proposed design includes a dedicated fire lane which will be maintained without obstructions and signs
will be installed which indicate that no parking is allowed. This fire lane would provide fire responders with the
ability to access the site and transport people with medical emergencies.

3.2.8
3.2.9

Q: Route of shuttle
Q: Graphic for shuttle route demonstrated a left turn at some point
Answer from applicant: The route utilized by vehicles traveling from the facility’s off-site contingent parking area
is as follows:
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3.2.10 Q: Right turn access to 520
A: Access in and out of the religious facility will have a negligible impact on right turn access to 520based on the
number of trips generated by the proposed use.

3.2.11 Q: Exiting off 520 on 51st
3.2.12 Q: Traffic entering into and out of the Microsoft
Traffic into and from Microsoft will remain unaltered and will follow the same pattern and remain unchanged.

3.2.13 Q: No practical solution with access of 51st
A: Access from NE 51st is the primary and only legal access to the site. The City cannot deny access to any
property from a right-of-way.

3.3 Volume
3.3.1

Q: Weekend and off peak hour’s noise.
According to traffic study (see Appendix A-20) the planned development will generate traffic
during off peak hours on weekdays (mornings, afternoons and evenings) as well as traffic on
weekends (Saturday school and special events). Noise generated by new traffic and parking will
significantly affect the residents, especially on weekends.

3.3.2

According to traffic study (see Appendix A-20) the planned development will generate traffic
during off peak hours on weekdays (mornings, afternoons and evenings) as well as traffic on
weekends (Saturday school and special events).

3.3.2

Thus new development will result in increased weekday traffic in our neighborhood which already
suffers from Microsoft and other commuters' traffic, and will create new traffic for weekends
(only days of week our neighborhood is relatively free of traffic).
Q: Weekend traffic would increase
Q: Traffic is a nuisance
Q: Traffic is getting significantly worse

3.3.3
3.3.4
3.3.5
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A: Yes, the project will increase weekday and weekend traffic on NE 51st Street. That said trip generation data
within the traffic study indicate that the number of new trips generated by the proposed development is
minimal. Trips associated from the mosque will not need to pass through the neighborhood, since access to and
from the site is from NE 51st.

3.3.6

3.3.7

Q: What is the current traffic count on the following two stretches of road:
1.
156th Ave NE between NE 40th Street and Old Redmond Road
2.
NE 51st Street between 148th Ave NE and West Lake Sammamish Parkway
Q: Traffic volumes available on 51st?
A: The traffic volumes vary over this length of roadway. Traffic volumes are available for viewing on the City’s
website at www.redmond.gov/TrafficCounts.

3.3.8

Q: How much additional traffic can NE 51st Street handle during peak hour? (Absent from April 30th
meeting notes.)
A: 51st at the intersections with SR 520 is operating near capacity in the peak pm travel times between 4:30 and
6:30 pm. The proposed development is expected to generate 12-21 trips in the PM peak hour. Due to variations
in traffic flow from day-to-day, the addition of these trips is not expected to have any significant impact on the
operation of 51st in this time period.

3.3.9

Q: How will traffic patterns change when Ramadan moves to the winter? How will peak hour traffic
change?
Answer from applicant: Ramadan will overlap with peak hour traffic in the year 2025, when evening prayer times
will start to fall before 6:00 pm. This will result in incoming traffic coinciding with peak hour traffic. Given the
customary community activities during Ramadan, outgoing traffic will still fall outside of peak traffic hours.
Calculating peak hour traffic on NE 51st Street ten years from now requires information about local conditions
that is not available.

3.3.10 Q: Resident was informed that when Microsoft went in, they would have control over traffic
- 18 cars every 9 seconds
- City should watch traffic flows
3.3.11 City should be held accountable for any incidents
A: The City’s Traffic Operations division is responsible for monitoring traffic patterns and flows on all public
streets and arterials. The City is aware that NE 51st has existing traffic flow issues. Any proposed use on the
15252 NE 51st Street site would increase the number of trips.

3.3.12 Q: 55 mins to drive a short distance, significant traffic during peak hours
3.3.13 Priority should provide convenience to residents
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A: The City measures travel times on key arterial routes throughout the City each year. The average time to
travel one mile during the pm peak hour is around three minutes. As the City continues to grow, we anticipate
that this time will increase. We will continue to work to maximize the efficiency of the traffic network.

3.4 Neighborhood cut-through
3.4.1 Q: How will the city discourage off-peak non-local traffic from going through the neighborhood? Just
because added traffic is believed to be off-peak doesn't make it any less annoying for residents,
especially since there is so much traffic through the neighborhood during peak hours.
A: The City is considering allowing a left-turn into the site, thereby reducing the potential for non-neighborhood
traffic. The City has installed several traffic calming features in the existing neighborhood to discourage use by
non-local traffic, and to keep travel speeds low. Due to the small number of attendees for this use and the
familiarity they will have with accessing the site, we do not forsee any noticeable increase in non-local traffic
going through the neighborhood.

3.4.2

Q: Large volume of traffic cutting through the neighborhood
- Requested city come out and study traffic
- Threshold of 300 cars – did not meet the criteria (279 cars)
- Cut through problem on 154th
- Exceed 25 mph speed limit
- May push cut through traffic over 300 once Microsoft’s building expansion is completed
A: The City has completed several traffic calming improvements in the existing neighborhood over the past 15
years. The attached summary lists these improvements, and also provides information on speeds and traffic
volumes for streets in this neighborhood. The City will continue to work with residents on their concerns.

3.5 Transit
3.5.1 Q: Should the City of Redmond and Metro be unable to find a suitable location for the relocated bus
stop and shelter, what will they do? How would this fit with the Redmond Comprehensive Plan, which
states that the City will "use transit as a way to provide for access, circulation and mobility needs in
Redmond, especially in areas planned for higher density mixed-use development and favorable
pedestrian environments"? (See Chapter 9, Page 9-4, Item TR-9)
3.5.2 Q: The city stated that the bus stop would be moved a “few feet” to the east. The traffic study states
that the required Egress Sight Distance is 390 feet, but the sight line is 300 feet due to the shelter (and
430 feet if removed). Where, exactly, will the stop be located to determine:

3.5.3

I.
the correct sight distances for the religious facility.
II.
whether stopped buses would block 154th Ave NE.
III.
whether the bus shelter would encroach the sight triangle at 154th
Q: According to traffic study (see Appendix A-20) Metro bus shelter on NE 51st Street (used by
buses 242 & 245) adjacent to the proposed development driveway is to be moved. Considering
that it may not be possible to move the shelter to another location on 51st, the bus shelter may
be eliminated altogether. The bus shelter is used both by Metro commuters and Lake Washington
School District students (taking bus to choice schools such as ICS). Eliminating the shelter will
directly affect multiple residents of our neighborhood and their commute.
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A: Transit is a very important to our community and is integral part of the City’s Comprehensive and
Transportation Plans. The City and King County Metro have a long and close working relationship, and have a
history of working together on relocating bus stops due to a variety of situations. In this scenario, the bus stop
will need to be relocated just a few feet to the east. The City will work with Metro to relocate the bus stop, as it
is part of the Metro bus transit plan. The minor relocation or modification of the bus shelter will be determined
during civil plan review.

3.5.4

Q: Sound Transit East Link Light Rail project identified this area as potential location for ST3
development, so any development on the site may compromise the future expansion of light rail.
What impact the development and/or drainage to WSDOT ditch may have on the viability of the Light
Rail development project at that location? Did the city contact Sound Transit regarding proposed
development?
A: The City has a High Capacity Corridor which maps out areas set aside for Sound Transit development and this
proposal is not within the corridor needed by Sound Transit for their future expansions.

3.6 Traffic Analysis
3.6.1 Q: City planner to visit the site and analyze traffic during peak hours (4-6PM). Bringing additional traffic
in and out of the facility.
3.6.2 Q: City shows their presence on site
A: The City has visited between the hours of 4-6.

3.6.3

Q: Has Microsoft been asked how their circulation is being affected
A: Microsoft is a party of record and has commented on this proposal.

3.7 Site Lines
3.7.1 Q: According to the traffic study, sight lines were calculated at the “NE 51stSt./site access intersection.”
However, the sidewalk will be moved further to the north, away from the street. Because the road
curves down and toward the north, the line-of-sight for cars leaving the site would be reduced by
relocating the intersection about 10 feet to the north. What are the correct line-of-sight values for the
relocated intersection?
A: The City requirements are - 500 feet for entering sight distance and 360 feet for stopping sight distance. The
proposal meets the stopping sight distance, both westbound and eastbound. The eastbound entering sight
distance is greater than 500 feet and the westbound sight distance with the bus shelter relocated is 430 feet, and
would require a deviation, from the City’s 500’ standard. Minor pruning of vegetation would be required to
achieve these standards. The City approved the entering sight distance deviation request with conditions of
relocation of the bus shelter and vegetation pruning on 1/17/2017.

3.7.2

Q: Blind Spot – Coming up on the hill from 154th, there is a blind spot. Oncoming traffic and traffic
exiting from the site. Traffic issue is significant along the corridor. Provide statistics that demonstrate
traffic volumes
17

A: For vehicles entering 51st from southbound 154th, there is a sight distance restriction due to a vertical crest in
51st, and existing plantings on the northeast corner of the intersection. The City is working with the property
owner to have them remove some plantings on this corner to improve sightlines. The City will consider ways to
improve the vertical crest when 51st is widened or repaved.

3.8 Environmental impacts
3.8.1 Q: Environmental impact of this structure, trips 5 times a day and trips generated by events
A: Any new proposal increases trips. The traffic study indicates that 10-21 PM peak trips are generated by this
proposal depending on the time of year.

3.8.2

Q: Why is this facility allowed to create surface water
A: This proposal is required to provide detention and water quality to address stormwater runoff.

3.8.3

Q: Issue with neighbors creating surface water
A: The City regulates surface water for new development and redevelopment of existing properties; and does
not address surface water issues on private property. The issue with neighbors or residents creating additional
surface water is a civil matter and is not something the City regulates.

3.8.4

Q: Animals do not have space – open space option
iii. Community has increased traffic
iv. Deer in the area
v. Open space would reduce traffic
A: The existing site has a single family residence and is not heavily forested; therefore, the City did not require a
habitat assessment. The Washington Department of Fish and Wildlife designates certain species and protected
and priority species. Deer do not fall into either category, and the existing site was impacted by junk and the
applicants have made significant efforts to clean up the site

3.9 Improvements
3.9.1 Q: How does the city prioritize traffic and safety improvements? How would the city prioritize any
traffic and safety improvements (sidewalks, for example) needed due to this development?
A: Development is typically required to construct sidewalk frontage improvements along the development
property line. Any remaining sidewalk gaps could be prioritized through the City’s Transportation Safety
Improvement Program (TSIP) or through the Pedestrian Program. Criteria are:
o
Targeted Safety Improvement Program: Collision hazard severity, project complexity, and project cost
o
Pedestrian Program: Safety, access improvements for the disabled, proximity to pedestrian generators,
light rail access, connectivity, whether the project fills a gap, whether existing facilities meet standards,
maintenance condition, feasibility, public support, and grant competitiveness

3.9.2

Q: When would the c-curbing be installed in the median?
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A: C-curb on 51st for the proposed driveway will be installed prior to occupancy of the building.

3.9.3

Q: Consider traffic signal at 51st/154th?
A: The City has previously considered the installation of a traffic signal at 51st and 154th, but the minor street
volumes are not high enough to warrant installation of a signal.

3.9.4

Q: What is the total cost of installing a traffic signal at 154th and 51st? What is the cost of installing stop
signs and yield signs at the unregulated intersections between 51st and 59th on 154th and 155th? What is
the cost of installing sidewalks on streets lacking sidewalks between 51st and 59th on 154th and 155th?
Who bears the cost of moving, removing, and/or replacing trees, driveways; fences and other
landscaping that would block the installation of those sidewalks?



A: Traffic signals typically cost between $500,000 and $1,000,000 depending on the additional construction work
needed at the intersections
Installation of stop and yield signs are evaluated using engineering warrants established in the manual of uniform
traffic control devices adopted by the City of Redmond. If warranted the costs of new sign installations are
nominal.
There is no a current cost estimate for sidewalk on 154th Ave or 155th Ave. Sidewalk installation cost varies
greatly depending on if a curb and storm drainage improvements already exist or not, whether right-of-way is
needed, existing grade and other factors.
Either new development or the City would bear the cost of “moving, removing, and/or replacing trees,
driveways, fences and other landscaping that would block the installation of those sidewalks” as part of the
sidewalk construction.







3.10 Traffic Study
3.10.1 Q: Traffic study is inconsistent and insufficient: The analysis of the traffic study commissioned by
Microsoft (see Appendix A-22) found number of inconsistencies, which may also apply to the traffic
mitigation plan (as it is using same numbers):
• Storage area and guest apartment are not included in traffic generation at all
Study indicates that ITE manual does not include data for the mosques, however ITE manual does
have mosque data which is not used in the study
• Trip generation rates used are incorrect (since ITE data for a church were used)
• There are many inconsistencies in how trip generation data was calculated. The study uses per
seat data in some places and per sq. ft. data in other places.
• Parking demand (using ITE data) is not calculated; only parking code requirements are calculated. If
using the ITE data, the parking demand for Friday afternoon prayer would be much greater than
the Redmond code requirements. There is no discussion about how overflow parking would be
provided for Friday afternoon prayer
• Traffic study does not specify how traffic mitigation plan will be enforced
• Traffic study talks about using Park & Ride parking whereas traffic mitigation plan mentions
leased offsite parking.
Professional analysis of traffic study indicates that it uses incorrect data and is insufficient
and recommends detailed traffic & parking analysis using similar local facilities.
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A: A detailed response to TENW’s comments provided in a separate technical memorandum. The
response outlined responses to each of TENW’s comments.
The response identified and corrected inconsistencies between earlier drafts of the traffic study, the
current traffic study, trip generation and parking counts as well as between the Transportation
Management Plan and the traffic study.
The response also included a detailed discussion of the appropriate land-use classification to be used from
the ITE manual for trip generation rates. TENW’s comments indicate using a land-use category for a
mosque based on a single facility, whereas Jacob Engineering utilizes historical data for the mosque at
their leased location in Kirkland.

3.10.2 Q: Traffic study does not use comparison data from similar facilities: Traffic study intentionally did
not include traffic count and research of similar uses (see Appendix A-25) unlike traffic studies
performed for other two mosques in Redmond – MAPS and ICOR (see A-27 and A-28). The
research of local traffic and parking conditions is especially important considering site location on
minor arterial, site limited right-only access and vicinity of SR-520. The city staff seem to be well
aware of the increased parking demands of mosques as well as the risk of overflow parking in the
neighborhood (see Appendix A-26), however due to reasons unknown the more detailed traffic
study was not requested. In the absence of local research, the traffic study does not give valid
reflection of traffic & parking impact of the proposed development.
Answer from applicant: The proposal’s traffic impacts are described in several memorandums, including JTE
Engineering, Anjuman-E-Burhani Community Complex, Technical Memorandum – Response to Microsoft
Comments (July 2014); JTE Engineering, Anjuman-E-Burhani Community Complex – Traffic and Parking Letter –
Update 2 (March 15, 2014); JTE Engineering, (draft) Anjuman-E-Burhani Community Traffic and Parking Letter –
Update, May 28, 2013; and JTE Engineering, Anjuman-E-Burhani Community Complex Site Access Traffic Letter
(WSDOT Comments) (June 5, 2012), and JTE-Traffic and ParkingLetter Update 2016. In addition, the facility has
prepared and submitted to the City a Transportation Management Plan. The Plan describes specific methods by
which traffic will be managed.
AEB and JTE Engineering concluded that the traffic studies performed for the MAPS and ICOR mosques were not
predictive of trip counts for the AEB mosque. As discussed above, the ICOR and MAP mosques are considered
non-membership-based Islamic Centers catering to a large, general Muslim population. As a result, attendance
will typically be both more variable and greater per square foot of available prayer space. As a point of
reference, the U.S. Muslim population is 1.5 million. The branch of which AEB is a member constitutes less than
0.5% of the U.S. Muslim population or approximately 7,300 persons. This dynamic explains AEB’s relatively small
and regular attendance figures—there are vastly fewer individuals able to attend AEB services.
Also, the number of attendees at AEB services will be lower per square foot than the ICOR and MAPS mosques
because attendance is not compulsory for any prayer service. AEB encourages its members to fulfill their prayer
obligations wherever they are at prayer times. It is unclear whether this approach is followed at other mosques,
including congregants at Redmond’s ICOR and MAPS.
AEB’s approach to attendance helps explain AEB’s traffic analysis because many AEB members are working
professionals. As a result, they are not typically able to attend services that occur during or shortly after the U.S.
work week. For all the reasons above, trip generation rates during the 4:00-6:00 PM peak traffic period at other
mosques are not predictive of trip counts for the AEB mosque.

3.10.3 Q: Access restriction to 51st? WSDOT / Title restriction
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A: WSDOT has reviewed the proposal and has turned over all review of the project to the City of Redmond, in a
letter dated August 24, 2012. The letter included specific guidelines for design of the project. The updated traffic
study conducted in 2016 was sent to WSDOT on 12/28/2016 for further review.

3.10.4 Q: Traffic study 154th/51st (also need study at 156th).
A: The City did not require a traffic study for 51st and 156th for the proposed religious facility as the proposal does
not generate enough trips to warrant analysis of these intersections.

3.10.5 Q: Recommends no traffic study on July 4th
- Provide videos of traffic
- Planning Department document all stakeholders – Fire, Public Works, Planning
A: The traffic study was not conducted on July 4th. All citizen and neighborhood comments and concerns have
been discussed at the Technical Committee, which include senior staff from Fire, Public Works and Planning.

3.11 Legal
3.11.1 Q: Will mosque indemnify City for collisions?
A: The mosque will not indemnify the City for collisions.

3.11.2 Q: Is the City going to receive indemnification if the project proceeds
A: The City will not receive indemnification if the project proceeds.

3.11.3 Q: How will the City ensure TMP is met
A: The condition of approval will require that the TMP is met.

3.11.4 Q: Wants to make sure WSDOT recommendations are followed
A: Yes, City will follow WSDOT recommendations contained in their letter dated August 24, 2012. On
12/28/2016, the City sent the updated Traffic Study to WSDOT for further review and we will follow WSDOT’s
new recommendations if any.

3.11.5 Q: Per DOT letter limited access area is vested with the city. There is nothing in project documentation
saying that the city will grant the change in limited access (and DOT previously has denied such change
unconditionally). Is having limited access change approved pre-requisite to the land use application
approval? Is the city going to approve limited access change (DOT letter says that same criteria should
be used as before, and DOT has denied the request multiple times)? What is the sum of money the city
expects to receive for allowing driveway width modification?
A: The City’s policy is to provide access to properties as they develop. The access as proposed is the best location
for the site which has very limited public access. The proposed driveway location is the only feasible access to the
site. The City recommends driveway width from 14 feet to 20 feet. The sum of money is being determined by
city staff.
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3.12 Easement
3.12.1 Q: Driveway will have to be widened and 51st will have to be widened
3.12.2 Q: Easement process through the City of Redmond
A: Yes, WSDOT has turned over the easement administration of this driveway to the City

3.12.3 Q: Is the city going to provide easements
A: Yes. Exact value of easements is yet to be determined.

3.12.4 Q: Traffic impact fees account for this easement
A: No. Traffic Impact fees are independent of an easement.

3.12.5 Q: Monetary values for WSDOT
3.12.6 Q: The applicant seems to be working with the city on getting an easement. Is having an easement prerequisite to land use application approval? What is the sum of money the city expects to receive for
providing the easement?
3.12.7
A: Yes. Exact value of easements is yet to be determined, since the exact boundary of the easement and its
associated legal description will be finalized during the civil construction review process. At that time, if the City
determines that additional right of way rights across the Limited Access area are required, with a legal
description that defines the additional area, the City will follow a process established by WSDOT to evaluate and
value the rights. Once the property rights are determined, there will first be a simple valuation undertaken to
determine if the value falls above or below certain thresholds before proceeding to a more in-depth valuation
report. These value levels are as outlined in the WSDOT publication. If a third party appraisal is determined to
be needed, the appraiser shall follow the requirements of his being Licensed and a member of the Appraisal
Institute.

4. Pedestrian
4.1 Q: Increased jaywalking across 51st to new property: Currently we the residents see few people
jaywalking across the street from Microsoft campus to bus stop on the other side of the street or
from the residential area to the campus – see Appendix A-30 for illustration. When the
development at the site is complete, it is reasonable to expect number of jaywalkers increase
potentially leading to accidents at the location.
A: The City places safety as a primary concern and provides for options such as pedestrian crossings and
sidewalks. Jaywalking is against the law in most instances and the City has no control over the decision of
individual citizens to break the law.
Answer from applicant: The question appears to assume that AEB members working at the Microsoft campus
will break the law by jaywalking across NE 51st Street. AEB members intend to comply with city, state and federal
laws as they relate to the proposed facility and to be conscientious members of the community in every way.
Moreover, AEB members will not be parking at the Microsoft campus to attend functions at the facility.
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Q: Traffic into\out of site affecting pedestrian security: Per fire department requirement, the
driveway to the property is to be widened to 20 feet. Widened driveway together with increased
traffic to\from the site will compromise the safety of pedestrian traffic, especially together with
right only access from the site (as the drivers will naturally be more aware only of traffic
(pedestrian and automotive) coming from one side.
A: A 20 foot wide driveway is a standard driveway width for a religious facility and it meets City standards.
Drivers and pedestrians must always use caution when crossing sidewalks at driveways.

4 Parking
5.1 Parking Calculations
5.1.1 Q: Why didn’t the city require that traffic include parking demand calculations based on building
capacity? A parking demand calculation would help determine whether the number of parking spaces
required by city code would, in practice, be enough.
A: The City’s zoning code requires parking for a religious facility be calculated based on assembly or area of
worship. It is not typical for all portions of the facility to be utilized at the same time, since different areas serve
different purposes such as a multi-purpose area, class room space, kitchen, etc.

5.1.2

5.1.3
5.1.4
5.1.5
5.1.6
5.1.7

Q: Parking calculations do not take into account residencies on site: As mentioned in 4.3 & 4.4 , the
project does not use the correct numbers to calculate seating capacity. In any case 36 parking stalls
(as specified in Traffic Mitigation Plan, Appendix A-21) would have to serve two residences (as
specified in traffic study Appendix A-20) in addition to religious assembly space. That means only 32
parking stalls can be used for the assembly (taking two spaces per residence) to satisfy zoning
requirements, invalidating presented by the applicant traffic study and traffic mitigation plan
numbers.
Q: Methodology for calculating parking and assembly area based on square footage
Q: Why wasn't seating capacity used to calculate parking requirements, traffic study, etc.?
Q: Square footage and how parking spaces were calculated with only 37 spaces
Q: What is the requirement for parking
Q: Why didn't the traffic/parking calculations include the two residences they plan to have on site
(extra parking spots, extra trips, extra people)?
Answer from applicant: The proposed facility contains one residence, and one guest space that will be used
infrequently. For purposes of calculating trips associated with the facility, a credit is included for the previously
existing land use—a single-family residence. That land use is assumed to have generated one peak PM hour trip,
as well as non-peak hour trips.1 Net new vehicle trip generation for the proposed facility accounts for the prior
single family residence.
Parking for the residence and guest quarters is accounted for in the parking provided on-site. Site plans show
parking spaces provided on the Ground Floor, which spaces are available for the residence or guest quarters.
The proposed location has parking capacity in excess of City of Redmond requirements.

1

See JTE Inc., Anjuman-E-Burhani Community Complex, Traffic and Parking Letter – Update 2 (March 15, 2014) at 7.
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A: Required parking is calculated using a ratio of 1 space for every 5 fixed seats. The floor plan identifies 81 fixed
seats or prayer rugs on the main floor and 66 fixed seats for the women’s worship area. The total number of
fixed seats is 147, which would require 30 parking spaces (147/5). The proposal includes 36 parking spaces,
which would include the ability for additional parking to be utilized by guest residence if needed. However, the
applicant states that guest parking is not required as the intended “guest” will generally be a high-order religious
figure whom the pastor or a designee will chauffeur during his visit. Additionally, parking for the pastor is
accommodated on the ground floor at the northwest corner of the building underneath the main floor, as shown
on Sheet A2.01 of the floor plan.

5.1.8

How many parking complaints has the City of Redmond received in the Overlake neighborhood since
2010? How many of those complaints resulted in action by the city such as towing, parking tickets,
warnings, etc.? Please provide a breakdown and description of the actions taken.
The following data was provided by the City of Redmond’s Police Department.

Overlake Neighborhood
Parking Violations
Year

Count

2015

18

2016

23

Grand Total

41
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Overlake Neighborhood
Parking Complaints
Year

Count

2015

38

2016

20

Grand Total

58

25
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5.1.9

Q: Square footage of the building
i. If lot cannot support parking, then the building is out of scale
The proposal meets the required parking standards of 1 parking space for 5 seats. The applicant’s TMP also
discusses the ability to accommodate 65 on-site spaces through valet parking.

ii. Introduce building with off-site parking is not a benefit to the community
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The City reviews applications for compliance with the Zoning code and land-use regulations.

iii. Moving the bus stop east is a violation of the agreement between WSDOT and COR
WSDOT has reviewed the proposal and has turned over all review of the project to the City of Redmond, in a
letter dated August 24, 2012. The letter included specific guidelines for design of the project. The bus stop that is
to be relocated is a Metro bus stop and the exact placement of the bus stop will be coordinated with Metro
during the Civil construction review process.

5.1.9

Q: Counting on off-site parking - What happens if they sell the property
A: If the property is sold, then the new owners would be required to comply with the conditions associated with
this religious facility. If they cannot comply and request modifications a new land use process and permit would
be required. If the VFW property is sold, the City will require that the applicant provide a new off-site parking
agreement.

5.1.11 Q: Timberlake Church used a CUP process and had to reapply for a CUP for expansion. All parking had
to be accommodated on-site for Washington Cathedral and Overlake Christian Church.
i.
ii.

Building should be significantly smaller based on parking
Moratorium on expansion based on parking

A: Parking calculations are based on the seating capacity for assembly areas, with the requirement that one
space be provided for 5 seats. The proposed mosque’s layout includes an assembly area of 2700 square feet with
147 prayer rugs, laid out. Therefore, based on 147 fixed seats or prayer rugs, the number of parking spaces
required would be 33. The proposal provides 36 on-site spaces and 65 spaces with on-site valet parking as well as
an additional 30 spaces at VFW site for special events. Therefore, the proposal has demonstrated that they meet
the parking requirements in the Redmond Zoning Code.

5.2 Valet / Overflow Parking
5.2.1 Q: Valet parking plan presented by the applicant is not feasible: Applicant’s traffic mitigation plan (see
Appendix A-21/A-21) contends that there are additional 29 parking stalls that can be operated by
valet. However, the plan does not specify anything apart from the valet parking drawing. It does
not specify the location of valet drop-off point







Location of valet pick-up point (based on the site drawing, those two
points must be separate)
Valet wait times while dropping off
Valet wait times while picking up
How valet service will be staffed
How the liability insurance will be provided
How traffic will be prevented from spilling onto the street while waiting for valet
services
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How cars will be retrieved from the valet parking area without hindering the
pedestrians leaving the site
Whether valet parking diagram was approved by an expert in the field

As presented, valet parking on the site is not feasible mechanism and it is not clear whether it
will fulfil desired extra parking capacity.
5.2.2

Q: Valet parking as shown on the plan,
- Circulation with onsite valet parking spaces
- How does the valet space function
- Would congregation use valet parking vs using parking available on 154th
- Valet parking may not be utilized
- Recommends additional parking
Answer by applicant: When the AEB facility’s full parking capacity is needed, AEB congregation members will
park their own cars. Separate valet service is not required, meaning no pick-up point, staffing, or insurance is
required. Wait times should not be an issue for any typical event, as the facility has adequate space for cars as
they park. As for traffic impacts, parking is located well beyond access points to the facility and will not interfere
with pedestrian traffic any more than cars parked in designated parking stalls would. The facility will provide
adequate staffing from the congregation to comply with the Transportation Management Plan and to ensure that there will
be no impact to ingress and egress to and from the property. Additionally, AEB will contract with local off-duty police as

needed.

5.2.3

Q: What is the applicants’ plan for cases where the off-site parking is not available when needed at
short notice?
Answer from applicant: As described in the Transportation Management Plan, AEB does not generally need offsite parking for any event. AEB has provided detailed figures on vehicle trips for a full year of AEB events. In that
timeframe, no event exceeded the proposed facility’s parking capacity.2 For normal usage, there are 36 parking
stalls. The facility can accommodate an additional 29 stalls when needed—for a total of 65 stalls. AEB’s records
show that on only two occasions did an event require 50 parking spaces, well within the available 65 spaces.
Moreover, AEB does not anticipate a “short notice” situation. The Islamic calendar dictates the community’s
programming, and the community can forecast well in advance when important, high-attendance events will
occur. At the current Kirkland space, detailed announcements are provided in advance of those dates, including
any anticipated overflow parking needs, which have been rare in any case. The same would apply to the new
site.

5.2.4

Q: Overflow parking plan presented by the applicant is not feasible: Applicant’s traffic mitigation plan
(see Appendix A-21/A-21) argues that in case that overflow parking is required, offsite parking lot
will be used. However, the plan does not specify anything besides extra capacity of the said lot. It
does not specify
 Shuttle pick up and drop off points (as the site will be operating at full capacity, the shuttle
is not likely to get in, and the bus shelter on 51st is to be moved)

2

Transportation Management Plan (Jan. 2, 2014).
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Answer from applicant: Lanes in front of and along the east side of the facility will always be open as these
are fire lanes for fire truck access. Shuttles can use these lanes momentarily to pick up and drop off
passengers so long as the driver is present.

 How shuttle will be operated (whether it is to be stored at the site or operated by the
external company)
The ABS community will own and maintain the shuttles. Under CTC guidance, the responsibilities for
shuttling will rotate among community members.

 How the members of congregation will be aware of the need to drive to overflow parking
lot. Driving to the site and then to the lot will generate an extra trip
“Special events,” which would likely require the additional parking, are always scheduled in advance and,
thus, the parking for the overflow parking lot will be assigned beforehand. Trip generation figures currently
include any participants attending regardless of whether they are parking on-site.

 The extra time that would take to travel to\from overflow lot
The extra time necessary for travel to and from the overflow lot will be incorporated in the community’s
planning and will only minimally expand the windows of operation.

 Moreover, the diagram of shuttle driving to the site from offsite parking lot is incorrect
presented in traffic mitigation plan and does not take into account that the access to the site is
right only. Considering this, the shuttle may take one the routes displayed at Appendix A-16, A17, A-18 or A-19, taking it via residential streets or taking U-turns on nearby intersections.
Travelling to and from the off-site parking can be accomplished along routes that preclude the need for Uturns on 51st street or turning into the neighboring residential streets to access the site (see map in
presentation).

Additionally, the agreement with VFW is set only for two days a year; there is not clear provision
on what would happen should offsite parking be required on additional days or additional
spaces would be needed.
Overall, the provisions for overflow parking set in traffic management plan are not sufficient for
the plan to be workable.
As described in the Transportation Management Plan, AEB does not generally need off-site parking for any
event. AEB has provided figures on vehicle trips for a full year of AEB events. In that timeframe, no event
exceeded the proposed facility’s parking capacity.3 For normal usage, there are 36 parking stalls. The facility
can accommodate an additional 29 stalls when needed—for a total of 65 stalls. AEB’s records show that on

3

Transportation Management Plan (Jan. 2, 2014).
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only two occasions did an event require 50 parking spaces, well within the 65 spaces available at the AEB
facility.
The AEB community has agreed with the Veterans of Foreign Wars (VFW) on a revised parking agreement.
That agreement now provides for parking spaces to AEB on an as-needed basis.

5.2.5

Q: Counting on off-site parking
A: The applicant’s Transportation Management Plan indicates that the off-site parking is going to be used for
special events. The on-site parking proposed (36 spaces and 65 with valet) provide adequate parking to
accommodate the daily and weekly events.

5.2.6

Q: VFW off-site parking is used only for 2 events a year, so it is not a solution for parking
A: The traffic study and Transportation Management Plan provides data which demonstrates that on-site parking
will be adequate for weekly events and service.

5.3 Guest Parking
5.3.1 Q: How is parking for pastor/guest accommodated?
Answer from applicant: The parking for the pastor is accommodated on the ground floor at the northwest
corner of the building (underneath the main floor). Guest parking is not required as the intended “guest” will
generally be a high-order religious figure whom the pastor or a designee will chauffeur during his visit.

6. Stormwater
6.1.1

Q: Stormwater from the site, what happens when it goes into the detention facility?
A: Runoff will be detained in the storm tank and released at a rate that reflects the basin allowed rate of 0.37 cfs
per acre. Discharge from the detention tank will be pumped to the northeast corner of the site where it will be
routed to the north across private property within a public easement to connect with the municipal storm
system within 154th Avenue NE.

6.1.2

Q: What happens to stormwater facility when light rail goes in?
A: Sound Transit will be required to accommodate any existing drainage connections/discharge points into their
conveyance system.

6.1.3

Q: SEPA checklist data issues - (see Appendix A-34) have numerous inconsistencies and errors:







B.3.c States that "water runoff will collected and conveyed through the City Of
Redmond SS" whereas the applicant plans to convey water runoff to WSDOT
drainage ditch
B.7.b.2 Does not mention noise generated from traffic and parking on the site
B.8.i D oes not mention two residencies that are part of the project and people
residing thereof
B.10.b Does not mention local views affected when new 50 feet height structure is
erected
B.14.c Does not specify correct number of parking stalls
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B.14.d Does not specify changes required to sidewalks on 51st nor changes to SR520 right turn lane
B.14.f Does not specify measures the applicant will undertake to mitigate traffic and
parking impact
B.15.a Incorrectly specifies that there will be no increased need for public services,
whereas new development will generate new traffic and parking requirements,as
well as potential road and safety improvements should traffic & parking impact
mitigations fail
D.1 Does not mention increased emissions from the traffic to the site (significant
increase as compared with 10 cars should the land be used for SFR in R-5 zoning)
D.6 Does not specify increased load on public utilities (from hundreds visitors to the
building in addition to two permanent residences), does not even mention
increased traffic and parking impacts

Number of inconsistencies in SEPA checklist is such that environmental impact can hardly be
evaluated using it and hence the decision whether environmental impact statement is required
cannot be made based on the data in the list.
A: Runoff will be conveyed from the project site through City of Redmond storm pipes. The flow route will be
through established neighborhoods and after a quarter mile will join the WSDOT right-of-way.
The Applicant’s Environmental Checklist will be reviewed as part of their SEPA application and review.

7. Size / Capacity
7.1 Size of Facility
7.1.1
Q: What is the exact square footage of each “section” of the mosque, and what is the total square
footage? Some documents say 20,000 square feet, while others say 22,000 square feet (2,000 square
feet does not sound like much, but it’s the average house size in the neighborhood)
A: The exact square footage of the mosque as shown on the submitted plans is 22,867 square feet, with
approximately 3,000 square feet reserved as prayer areas. The building also includes pastor’s residence, multipurpose room, classroom space, offices, and kitchen area.

7.1.2

Q: How does a 20,000 square foot facility fit with the size of the applicants' community? (Absent from
April 30th meeting notes.)
Answer from applicant: AEB sized the facility to meet its limited projected growth based on years of attendance
figures. The majority of the facility’s square footage contemplates separate spaces for occasional community
gatherings. To accommodate congregants’ work schedules, these gatherings typically occur on weekends or
off-peak traffic periods (e.g., after 6:00 PM on weekdays).
The Mawaid (main floor) is a general gathering space for community meals and non-prayer
gatherings (e.g., weddings, ceremonies, and other celebrations).
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The school area is for children’s study, typically held on Saturday morning.
The pastor’s residence (second floor) is exclusively for the use of the pastor and his immediate
family. The guest room is for visiting dignitaries and guests of the pastor.
Some comments express concern about the accuracy of the facility’s attendance figures and the
availability of on-site parking.4 Such concerns may incorrectly presume that AEB members would
occupy all corners of the facility at a particular moment during a single event. As indicated during the
first town hall, however, each space within the facility has a distinct functional purpose and, during
prayer time, attendance in the facility would not exceed the capacity of the “Masjid,” the designated
space for prayers. Prayers occur within this space only, and there is only one service for each prayer.
Thus, the number of congregants that the Masjid can accommodate helps determine the number of
required on-site parking spaces.
The space available for congregants at AEB is in part a function of the size of the prayer rugs, which is
the seating for Muslim faith communities. The required dimensions of the prayer rug are roughly 2’ 6”
by 4’, though rugs in practice may be 2’ 8” wide in some instances. Rugs are laid out with approximately
16 inches of space in front of each rug (the “front aisle”). As described below, an individual requires
approximately 13.3 square feet, which for the sake of simplicity the congregation has rounded
downward to 13 feet.
Space Per Seat
Prayer Rug
Front Aisle
Total (Rug + Aisle)

2’ 6” x 4’ = 10 square feet
2’ 6” x 16” = 3.3 square feet
13.3 square feet

Accordingly, the space available for prayers is the square footage of the Masjid, reduced by access
around occupied prayer rugs on the ends of the room and the area reserved for the podium. After
subtracting the area designated for “aisles” and podium, the Masjid provides 1,911 square feet for
congregants’ prayer rugs,5 i.e., initial worshippers. Dividing the 1,911 square feet available for
congregants by 13 square feet yields a space for a total of 147 individuals. 6

7.2 Size of Congregation
7.2.1 Q: Congregation growth is not sustainable: From project documentation the congregation size is not
clear. It lists numbers of families, or male members, but judging by the numbers for special event
attendance reaching 200 we can probably safely take that as upper limit. Per Design Review Board
meeting minutes (see Appendix A-29), the applicant is clearly aware of what the numbers entail in
term of moving project forward: The facility is able to be permitted in this zone because there are
fewer than 250 individuals in the religious community.
On the other hand, the applicant does not believe the facility will be transition point when the
congregation numbers reach 250, they plan to build and stay (from Design Review Board minutes,
Appendix A-29):
4

Redmond code requires 1 parking stall for every 5 church members. See RZC 21.08.080C (“Religious
Institution”).
The space available for congregants within the lower level of the Masjid is approximately 1,053 square feet.
The upper level provides 858 square feet.
If the facility provides 12.5 square feet per person, this would result in space for 153 occupants. As noted
elsewhere, with 153 congregants, the facility would have to provide 30.6 parking spots, versus 29.4 for 147
congregants.
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The applicant noted that this would be a long term project, and that many generations of this
religious sect would use this facility in future years, and potentially make changes, as needed.
Since parking on site is minimal and traffic impact on the neighborhood will be significant,
the growth of the congregation in a long term is not sustainable.
A: The applicant’s document submitted to the City, provide for future growth and for instances like special
events which would generate additional parking demands, which have been addressed through the off -site
parking agreement with VFW and the shuttle service.

7.2.1

Q: How is congregation size determined? Includes children?
A: The congregation size includes children as each worshipper uses a prayer rug and each rug has a designated
space within the prayer hall

7.2.2

Q: 2010 – the facility asked for 300, scaled down to 250, and down to 150 currently.
A: The applicant first met with the City in March 2012 at a pre-application meeting, when the initial proposal was
presented to city staff. The proposal included a very similar scope, for less than 250 worshippers. During the
review process, the congregation numbers and specific details of the proposal relating to the design of the
building, floor plan layout, landscaping and parking were determined and staff is not aware of any change in the
size of the congregation.

7.3 Event Attendance
7.3.1 Q: Missing margin of error on attendance forecasts: The numbers (attendance, size of the
congregation) seem to be based on previously leased site in Kirkland. It would be logical to assume
that attendance numbers may rise given location close to Microsoft (where quite few members
of congregation work, according to the applicant) and to the major highway. However, the
documents presented by the applicant (traffic study and traffic mitigation plan) do not provide
margin of errors on today's and future projections, making it impossible to judge how relevant
past data are. Moreover, the numbers presented in applicants' documents are often outdated –
for example, traffic study (see Appendix A-20) dates back to 2011.
7.3.2 Q: Attendance/member information did not correlate.
Answer from applicant: AEB has based its attendance estimates on actual attendance tracked over several years.
Its actual attendance numbers have not significantly fluctuated and, for traffic management purposes, AEB
assumed estimates that equaled or exceeded its actual attendance. The following slide, which was provided at
the first town hall event on April 30, 2014, describes these attendance estimates. AEB estimates current
membership of approximately 155 persons. As is true of many faith-based communities, attendance at AEB is
influenced by competing work and family obligations. AEB members include many professionals, including
doctors, lawyers, and employees of Amazon, Microsoft, and other regional businesses. AEB does not mandate
attendance—including for prayers that conflict with the U.S. work week.
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As should be evident, prayers typically do not overlap with peak PM traffic, with the exception of evening prayers
during Northwest winters. The Friday afternoon prayer attendance is typically 5 individuals—less than half of the
number used to calculate traffic and parking.
As is true of many faith-based communities, attendance at AEB is influenced by competing work and family
obligations. AEB members include many professionals, including doctors, lawyers, and employees of Amazon,
Microsoft, and other regional businesses. AEB does not mandate attendance—including for prayers that conflict
with the U.S. work week. AEB has no reason to speculate that attendance will rise significantly at the proposed
location but has indicated that they hope attendance would rise by being close to Microsoft. The AEB
community does not believe that the factors suggested in public comments (e.g., distance from any Microsoft
campus location, access to adequate roads, proximity to congregant households) have held down attendance at
the community’s current Kirkland location.
Also, AEB is able to estimate its attendance far more accurately than other mosques or religious institutions. The
ICOR and MAPS mosques, for example, generally cater to a non-membership-based Sunni Muslim congregation, 7
and because of their expansive eligible population (approximately 1.35 million Muslims live in the United States
alone), attendance at those Islamic Centers can vary considerably and is more challenging to predict over time

7

Of the global Muslim population of more than 2 billion, approximately 87-90% are Sunni Muslims.
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By contrast, AEB serves a small Shiite Muslim sub-sect, amounting to half a percent (0.5 %) of the general U.S.
Muslim population and less than two percent of the little over 8,000 total Muslims in King County. AEB prayer
services are typically attended by a relatively small subset of members who share a unique language and uniform
culture, and AEB’s statistics show a more predictable rate of growth. AEB is confident that its attendance
estimates are accurate. Moreover, AEB believes that a reasonable margin of error for attendance involving
twelve PM peak hour trips8 is not significant under the circumstances.

7.3.3 Q: If the property is permitted for under 250 people, what prevents gatherings of 250 or more people?
A: The City will issue a Notice of Decision which requires that the land-use entitlement granted to the facility
complies with the approved site plan and all application materials submitted. Additionally, a condition of
approval will be included which limits the occupancy of the assembly area.

8. Miscellaneous
8.1 Safety/Security
8.1.1 Q: The location of the site and limited access to it raises questions regarding fire safety, viz.
i. Even with widened driveway, the fire apparatus may not be able to get to the
buildings, should the fire occur during events that would require valet parking
arrangement. The driveway will be backed up with the arriving cars and present
significant hindrance to fire crews
A: The proposed design includes a dedicated fire lane which will be maintained without
8

See JTE Engineering, Anjuman-E-Burhani Community Complex, Traffic and Parking Letter – Update 2 (March 15,
2014) at Table 1.
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obstructions and signs will be installed which indicate that no parking is allowed. This fire
lane would provide fire responders with the ability to access the site. The driveway width
meets the Fire Department’s standards and turning radius required for emergency
vehicles.

ii. Installation of C-curbing on NE 51st Street will prevent fire apparatus from
getting directly to the site increasing the arrival time (as closest by far fire station
is located on NE 148th Ave)
A: C-Curbs exist to restrict regular traffic patterns from accessing the site using left
turns. Fire responders are aware that there is existing c-curbing adjacent to the site,
since they are familiar with the street network. The site has been designed so that
there are two approaches for emergency vehicles. One alternative is that when
emergency responders receive a call from this site, they will use a route that does not
require making a left turn into the site. The other option is using a route that avoids
the c-curbing and accesses the site via oncoming traffic. The driveway cut has been
designed so that fire vehicles can access the site via oncoming traffic if needed.

iii. Per building floor plan (see Appendix A-29) fire apparatus will be able to access
the building only from two sides; the part of the building that is not accessible
will contain classes and residence, thus hindering access to children & residents
A: The fire lane provided as part of the site design meets the City’s standard for fire access
requirements. The Fire Department’s standard requires that there is a maximum of 150’
distance to stretch a hose from the fire lane, and the proposed design meets this standard.
Additionally, the City does not always require having an emergency access roadway around a
structure and the proposed layout does include
a fire lane around the building.

8.1.2 Q: According to traffic study, (see Appendix A-20) and based on the footage of the building, there
will be events of over 200 participants held (and that not considering future growth). Influx of
that many people and the fact that they are not residents of the neighborhood (and majority
of them not even residents of Redmond) creates security concerns for the residents and changes
the character of our community.
A: The City does not have information which substantiates a correlation between security concerns and
religious facilities. The Redmond Zoning Code does allow for religious facilities in all residential zones.

8.2 Other Uses
8.2.1 Q: Was Daycare denied application on site due to fire access?
8.2.2 Q: Why did the City deny a daycare
8.2.3 Q: Less environmental impact with a daycare
8.2.4 Q: On what grounds did the City deny the daycare in lieu of the mosque
A: A previous daycare application was not denied by City of Redmond. The applicants associated with the daycare
facility chose not to pursue the application and therefore, the proposal did not move forward through the City’s
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review process. There is no evidence that a daycare would have less of an impact to the environment than a
religious facility.

8.2.5 Q: Will other users be barred from using the facility?
8.2.6 Q: Does mosque allow other users (such as community gathering center)?
A: This facility will be the same as other religious facilities which is typically based on association and membership
with the specific religious ideology. The City does not regulate membership with religious organizations. If the
applicant wishes to have the facility used by other groups they may do so. However, they must comply with the
requirements set forth in the permit.

8.3 Financial
8.3.1 Q: Use of impact fees for local projects, not city wide?
A: Impact fees are used to fund citywide improvements. The Redmond City Council determines which projects
are funded based on needs and priorities.

8.3.1

Q: Documentation of cost of clean up
Answer by applicant: When acquired by AEB, the property required substantial cleanup to remove refuse and
debris left by its prior owners. The cost of the clean-up was significant. While AEB has a general estimate, the
exact cost figure is not available at this time, and is not pertinent to the permitting process. The cost of that
clean-up was born by individual members of the congregation, as is the cost of permitting and constructing the
proposed facility.

8.3.2

Q: How is this project being funded
Answer by applicant: The AEB community is comprised of a handful of families who live and work in Washington
State. Like many American citizens, these families cherish and support their religious freedom. To that end,
these families are personally funding the costs associated with this project.

8.3.3

Q: Please provide a comprehensive list of all taxes, fees or other funds that the applicant has paid to
the city as part of this process, and those that will be paid to the city if the project is approved – upon
approval, during project construction, upon project completion, and on an ongoing basis. For example,
$102,000 to be paid to the traffic fund upon permit approval - what else? Please list any and
all financial ties between the applicant and the campaigns of elected city officials.
o

A:






Land use Entitlement - $15,500 and will continue to increase until review is complete and
decision is issued.
Civil Construction review – TBD
Building Permit and Plan Review - TBD
Impact fees –Approx $140,034 (this may change based on when building permits are issued)
Cost of easement – TBD
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8.3.4

Q: What happens if they sell the property
A: See response to 5.1.0

8.3.5

Q: Provide information on increase on decrease of property value?
A: The City of Redmond does not assess property values when reviewing land use applications.
Property values are determined by King County Assessor’s office.

8.3.6

Q: How many people attending the facility pay taxes to the COR
A: The City does not have a record of attendees who pay taxes to the COR. A person’s religious affiliations are not
disclosed on public documents.

8.3.7

Q: Profit over safety
A: The City’s code has requirements which provide for compliance with safe access to and from the site and any
land use application which is submitted to the City would be reviewed for compliance with the Zoning Code and
comprehensive plan.

8.4 Attendance/Membership/Citizenship
8.4.1

Q: Please describe the ways the applicant plans to engage with residents of the Overlake
neighborhood who are non-members of the applicant's congregation, such as hosting community
events, “giving back” to the community, etc. Please describe the process by which Overlake
neighborhood residents can become members of the applicant’s congregation.
Answer by applicant: Good citizenship and neighborliness is at the core of the community’s identity, and the
community has repeatedly attempted to engage its neighbors through direct door-to-door introductions, hosting
open houses, and meetings. These include:

July 7, 2013: Open house at the proposed site.

July 18, 2013: Design Review Board presentation

April 30, 2014: Public forum

May 14, 2014: Second public forum
AEB members have in years past also collectively volunteered with Habitat for Humanity, a soup kitchen (in
Redmond), a conservation society, among others. Members look forward to further engagement, including
hosting open events to celebrate certain holidays, such as the Eid-ul-Fitr event that marks the end of Ramadan.
To become a member, one would be required to take an oath of allegiance and seek permission from the local
priest—not dissimilar from many other faith-based traditions.
A: A public meeting held by City Staff to update community on project status is anticipated for late February
2017

8.4.2

Q: How common is it to have a pastor live on site?
A: It is fairly common to have a pastor’s residence or caretaker’s quarters located on-site; Recently approved
religious facilities in Redmond have not included a pastor residing on-site, although those were choices made by
the applicant in those specific instances.
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8.4.3

Q: How many of the applicant’s congregants are currently residing in Redmond? Please describe the
city’s protocol for balancing the desires of the applicant’s congregation, many of whom are not
residents of Redmond, against the desires of several hundred Redmond-taxpaying households. For
example, what specific sections of the city plan, zoning code or other legal documents govern the
prioritization of competing desires in circumstances like this? What specific additional considerations
does the city administration apply?
A: The City of Redmond has created a list of permitted or allowed uses in each of the zones within the city. The
City has an extensive public process when an amendment to the Comprehensive Plan or Zoning Code occurs.
There are several opportunities for citizens to get involved during the process, in the form of neighborhood
meetings, public hearing and contacting city staff. When a land-use application is submitted, it is reviewed for
compliance with the zoning regulations; and the City does not assess the pros and cons of a specific land-use;
since decisions are based on compliance with the Zoning Code.

8.4.4

Q: Any member of the City of Redmond attending the mosque
A: The City does not record religious associations of its city staff.

8.4.5

Q: What benefit do residents get from this facility – cannot join, additional traffic
A: The City does not assess benefits from each land-use application that is submitted. The Comprehensive Plan
lays out land-uses in different areas of the City and the Zoning code defines what specific uses are allowed in a
particular zone. The City’s role is to review an application for compliance with the regulations, and there is no
regulation which requires a specific land-use to serve the immediate residents surrounding the particular landuse. Trip generation was evaluated during the review of the project and this facility will generate a maximum of
21 new PM peak trips. Any land-use located on a site generates trips.

8.4.6

Q: How many members live within 500 feet of site?
A: It is unknown if members reside within 500’ of the site.

8.5 Microsoft
8.5.1 Q: If such a large number of their members work at Microsoft, why didn't the applicant estimate larger
attendance numbers since they would be moving to a location across the street from Microsoft?
Answer from applicant: AEB members do not largely or exclusively work at the adjacent Microsoft campus.
Please see the response to “7.3.2” regarding anticipated AEB attendance.

8.5.2

Q: Microsoft’s expansion and construction associated with their buildings
A: There are a variety of requirements associated with Microsoft’s expansion, due to the scale of their project.
Microsoft has been required to mitigate for their expansion through improvements to NE 51 st, which is being
widened and a channelization plan is being reviewed by the City.

8.5.3

Q: Microsoft brought in revenue to the City
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A: Microsoft was required to pay impact fees based on the square footage of their buildings, similar to the
proposed religious facility. Microsoft was also required to construct frontage improvements and associated
infrastructure.

8.5.4

Q: Current expansion for Microsoft To be updated
A: The City is not currently reviewing any additional land-use permits for Microsoft. They are currently proposing
to increase the height limits in the OBAT zone, which is currently in the review process.

8.5.5

Q: What are plans for Microsoft growth?
A: Microsoft currently has a proposal to increase height limits in the OBAT zone, and are not pursuing any
additional permits at this time.

8.6 Other
8.6.1 Q: Church in Kirkland
A: The City cannot address questions about religious facilities in another jurisdiction as the regulations would
differ.

8.6.2

Q: City should be impartial
A: Agreed. The City reviews all applications based on compliance with the Comprehensive Plan, Zoning code,
Building Code and does not promote any specific projects. The City administers its codes impartially, approving
applications that meet the code or that can be conditioned to meet the code, and denying applications that
don’t.

8.6.3

Q: Any other project similar to this in the review process?
A: There are currently no other religious facilities in the review process at the City of Redmond.

8.6.4

Q: How can public noticing process be improved so that controversy like this can be avoided
- Recommendations from Sustainable Redmond to improve transparency in public notification
processes
- Additional engagement should be used
A: The City appreciates the recommendations and strategies to increase public engagement and transparency in
the public process. The City encouraged the applicant to hold a neighborhood meeting during the review
process. A neighborhood meeting was held on July 4, 2013 and several neighbors and citizens attended. There is
no neighborhood meeting required for a Site Plan Entitlement application; however, the applicant has agreed to
two neighborhood meetings which were held on April 14, and May 28 th and a third meeting will be scheduled.

8.6.5

Q: Prior Appeals –
i.
ii.

Redmond Bike park process, and Group Health went through the appeal process
What are the City’s recommendations based on these appeals
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iii.

Was procedure followed with those appeals?

A: The City’s recommendations on both appeals was that they be denied, since the appellants had not
demonstrated with either appeal that the City had made either an error in process (procedural error) or there
was some fact associated with the application that was not reviewed (substantive error). The basis for an appeal
rests on those two criteria and since the appellants did not demonstrate that they met the standard under the
criteria, the City’s recommendation was to deny the appeals.
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