September 28, 2018
To:

Erika Vandenbrande, Planning Director

Cc:

John Marchione, Mayor
City Council (Jeralee Anderson, Angela Birney, David Carson, Steve Fields, Hank Margeson, Hank Myers, Tanika
Padhye)
Ben Sticka, Planner
Steven Fisher, Planner

Subject: Abbey Road HOA Comments on the Design Standards Checklist for Emerald Heights Conditional Use Permit LAND2018-00586 & Site Plan Entitlement Permit LAND-2018-00617

We appreciate this opportunity to provide comments as part of the City of Redmond’s Design Review Process. We have
participated extensively in Design Review Board meetings for the Emerald Heights development proposal and are
supportive of the City’s goals to provide diversity of housing for various needs and income levels. Additionally, we
understand the desire of the residents for Emerald Heights to seek expanded private skilled nursing and assisted living
availability. In general, we do not oppose this expansion and took no action against the Emerald Heights 2010 Rezone
application. In fact, it was a large group of Emerald Heights’ own residents who opposed the rezone from R4 to R6.
However, we are strongly opposed to an expansion that is not compatible with scale and character of our single-family
neighborhood. We believe the only way to accomplish this is to keep the proposed institutional buildings in the distance,
set back behind a substantial greenbelt buffer as exists today.
Emerald Heights is constructing Retirement Residences that are conditionally permitted on their parcel which is zoned
Residential R6. They were required to seek a Conditional Use Permit because retirement residences are a more intensive
use of the land that requires accommodations of the developer to create a project that is compatible in character and scale
with the surround single-family home neighborhoods. The code for retirement residences has existed for over thirty years.
The code is very clear, that buffering, setbacks, placement, and building design are all factors that should be used to
maintain compatibility and harmonious coexistence with nearby single-family homes.
We recognize the Applicant’s attempts to mitigate the significant impacts of their buildings through the City’s Design
Review Board process. However, the residents of Abbey Road have been put in an untenable position. We do not believe
either building has been appropriately sited to maintain compatibility. Yet we must comment on the details of the buildings
in order to influence the outcome should a worst-case scenario prevail. We believe the Design Review Board came to the
erroneous conclusion that these modest architectural mitigations, combined with additional landscaping of the Assisted
Living Building, will solve the core dilemma of compatibility. They do not.
We firmly believe the setbacks, mass, scale, and landscaping do not adequately respond to neighborhood context for
compatibility between disparate uses and densities. In support of their application for a rezone in 2010, Emerald Heights
provided renderings of their institutional campus and made written statements about preserving the existing greenbelts, (a
term coined by them in their application), which provide an excellent roadmap to what our neighborhood would support as
compatible.
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The attached pages contain our response to the City of Redmond’s Design Standards Checklist that is intended to guide the
Design Review Board through their decision process. Key points are as follows:










Compatibility requires that the view of institutional buildings on the Emerald Heights complex remain in the
distance, set back behind the substantial, natural greenbelt buffer as exists today; this means neither building is
correctly sited.
No amount of architectural mitigation can overcome the inappropriate mass and scale of the Assisted Living
Building in a single-family neighborhood
The sheer mass and scale of the Assisted Living Building means the proposed setbacks are wholly inadequate in a
single-family neighborhood
Adverse impacts of the Assisted Living Building include complete loss of filtered light through the trees and the
view of 100 windows lit in evening hours along 176th Ave NE
The surrounding single-family neighborhood should not have to wait for 15-20 years to determine whether the
buildings and their lighting will be screened from view; expert consultation suggests they will not
Key criteria in the Redmond Zoning Code including approval criteria for retirement residences are not met by this
proposal
Many policies of the Comprehensive Plan are not met by this proposal including N-EH-7, N-EH-14 and LU-11.
This proposal will result in the unnecessary loss of tree canopy and many significant trees

These are just some of the compelling reasons we believe Emerald Heights permits should not be approved as submitted.
We welcome the opportunity to review and discuss our comments with you.
Sincerely,
Abbey Road Neighborhood Preservation Committee
Kirsten Elliott
17611 NE 108th Way
Redmond WA 98052

Niklas Gustafsson
10826 177th CT NE
Redmond WA 98052

Howard Harrison
17719 NE 110th Way
Redmond WA 98052

Chris Robison
11006 178th CT NE
Redmond WA 98052

Sherry Stilin
17611 NE 110th Way
Redmond WA 98052

Manaji Suzuki
10914 177th CT NE
Redmond WA 98052

Abbey Road Home Owners Association Board Executives
Neil Barnett, President
10914 177th CT NE
Redmond WA 98052

John Stilin, Vice-President
17611 NE 110th Way
Redmond WA 98052

Jim Palmquist, Treasurer
18027 NE 109th CT
Redmond WA 98052

Art Pagnotta, Secretary
17720 NE 105th ST
Redmond WA 98052

In Consultation with
Peter Steinbrueck, FAIA
Steinbrueck Urban Strategies, LLC
5810 Cowen PL NE #310
Seattle, WA 98105
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Abbey Road HOA Comments on the Design Standards Checklist
Emerald Heights Conditional Use Permit LAND-2018-00586 Site Plan Entitlement LAND-2018-00617

2160.020(B) Design Contexts
(1) Intent
(b) To create contexts that capture the community visions and values as reflected in the Comprehensive Plan,
Redmond Zoning Code, and Design Review Handbook. Contextual elements could include the following:
Context: Emerald Heights is in the middle of a single-family residential neighborhood zoned R4 to R6. Most people reach
Emerald Heights through the main entrance to the Abbey Road subdivision at NE 104 th St and 179th Ave NE. Emerald
Heights and Abbey Road went through the platting and permitting process together in 1988. Since then, the two
communities have lived in harmony for over 25 years, in large part due to the substantial greenbelt buffer that provides
separation between our two uses. The applicant now proposes to build large, institutional buildings on the edges of its
property that would destroy the very same “greenbelt” buffers that have insured years of peaceful coexistence with the
surrounding neighborhood.
This proposal is not reflective of the visions and values that were articulated by the 12-member Citizens Advisory
Committee that participated in a lengthy and thoughtful process to develop the Education Hill Neighborhood Plan, a
component of Redmond’s 2030 Comprehensive Plan. This plan consistently speaks to preserving the single-family
residential character of established neighborhoods.
For example, while the proposed expansion meets the goal to provide a mix of housing, it does so in a manner that
destroys the single-family character of an established neighborhood in Education Hill. The proposal includes placing a
300ft. long, three story institutional building, 15ft.-25ft. from a property line with the hope that in 20 years the building
will be fully screened by landscaping. This is not in keeping with the vision and values the community articulated in NEH-14.
Finally, this proposal does not reflect citizen values as expressed in N-EH-7, which encourages to the greatest extent
possible, the preservation of wooded areas and open space in larger, undeveloped areas. Emerald Heights has existing
developed areas that it previously identified for future re-development – the twelve cottages at the back of the site
previously identified for demolition in the 2010 Rezone Application SEPA Checklist and replacement with large multifamily structures. This area offers a clear and reasonable alternative to the current proposal, which according to the
Tree Preservation Plan filed by Emerald Heights, would result in the destruction of 24% (182 of 759). of the significant
trees on the site.
General land use policies in the Comprehensive Plan further express community values. LU-11 tells the City to promote
compatibility between uses and minimize land use conflicts when there is potential for adverse impacts on lower
intensity by creating an effective transition through building, site design, use of buffers and landscaping. For 25 years,
the closest building to the road along 176th Ave NE has been setback over 130ft. from the property line. Therefore, even
as the trees have matured, leaving a less dense greenbelt below, the buildings and lights in the evening are in the
distance. The proposed ALB will reduce the distance from the property line from 130ft. to 25ft. – and in two sections
down to 15ft. The Independent Living Building (ILB) will also protrude beyond the existing natural greenbelt. This
proposal is creating – not minimizing land use conflict with the Abbey Road neighborhood. We have been clear that
compatibility is a combination of buffers and screening that effectively separate the incompatible uses.
The Redmond Zoning Code codifies these visions and values. The Purpose section of RZC 21.08.370 speaks clearly to
community values regarding retirement residences in residential areas. While the citizens of Redmond want to help
meet the needs of our aging population, they also place value on protecting residential neighborhoods from the
potential adverse impacts which may occur as a result of traffic, a concentration of people, and from buildings that may
otherwise be out of scale with the area in which they are located. Emerald Heights has attempted to mitigate the
impacts of their out-of-scale, institutional expansion proposal with architectural changes and landscaping that are
superficial and inadequate. However, these efforts have not mitigated the substantial aesthetic and environmental
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Emerald Heights Conditional Use Permit LAND-2018-00586 Site Plan Entitlement LAND-2018-00617

adverse impacts that would result. Nor do they address the core requirement of compatibility: keeping the view of
institutional buildings in the distance behind a substantial greenbelt buffer as exists today.
RZC 21.08.370(C)(5c) further addresses community concerns regarding adverse impacts by not allowing two retirement
residences to be located adjacent to one another in the R4-R12 zones for the specific reason of avoiding the adverse
effects of a concentration of such housing. The adverse aesthetic impacts of this large complex of institutional buildings
can only be mitigated through substantial setbacks combined with deep perimeter landscaping which this proposal lacks.
Emerald Heights is already a massive complex. It is by far, the single largest institutional development on Education Hill.
Its current density is 11.1 units/acres (less unbuildable land 15.6 units/acre). If the proposed buildings are allowed, the
density increases to 13.6 units/acre (less unbuildable land 19.1 units/acre). These density numbers are a stark contract
to the neighboring Abbey Road subdivision where density is 2.9 homes/acre (less unbuildable land 3.6 homes/acre) As
an important aside, these low-density numbers in Abbey Road reflect significant greenspace protection that is a
neighborhood priority. Finally, if the proposed buildings are approved, Emerald Heights will surpass the total in square
footage of Redmond High School, Redmond Middle School, and Horace Mann Elementary School combined. Emerald
Heights will overtake the Lake Washington School District as the largest developer in Education Hill of institutional
building space with over 600,000 sq./ft. on its campus.
Finally, the approval criteria for retirement residences clearly spells out the community vision for this type of proposal
in a residential area. RZC 21.08.370(C)(D2) states: The design, scale, and appearance of the development is consistent
with the desirable* character of the existing and planned neighborhood in which it may be located.
*The word “desirable” appears in the Ordinance 2115 regulating Retirement Residences. It was not accurately
translated to the online Redmond Zoning Code where it is missing from the text.
There is a solution: The desirable character of the neighborhood is to keep the view of all institutional buildings in the
distance, set back behind a substantial greenbelt buffer as exists today.
(2) Design Criteria
(a) Site development should not substantially alter natural landforms.
Emerald Heights sits on one of highest points of Redmond’s Education Hill. The land is slightly rolling, but generally flat
after grading of the site for construction took place in the early 1990’s. There are steep slopes and critical areas located
in the southwest corner of the property that may not suitable for development. However, Geotech studies obtained
from the City of Redmond that were prepared for the prior permits approved for the applicant, appear to indicate good
soil conditions for building on the majority of the site. The site is almost entirely surrounded by a substantial buffer of
trees and vegetation that makes it nearly impossible to see that a large institutional complex exists in the middle of a
residential neighborhood. Generally, the site blends in well with the greenspace and forested aesthetic of the
neighboring Abbey Road subdivision. Due in large part to being platted at the same time, from land formerly owned by
the Washington Department of Natural Resources, using the same City of Redmond tree and greenspace preservation
standards. Further, when Abbey Road and Emerald Heights were originally laid out, great care was taken to preserve
the natural environment of the parcel. This led to the Abbey Road subdivision setting aside almost 12 acres of protected
greenspace and Emerald Heights having over 11 acres of greenspace that was set aside as either unbuildable or used to
buffer the campus from neighboring homes. Emerald Heights takes its name from the beauty of the natural landscape
that dominates the institutional site. The plan to expand institutional buildings deep into the original buffer zone
threatens to destroy this defining relationship to the natural landscape.
This proposal will unnecessarily remove over an acre of greenspace and tree canopy on the Emerald Heights campus.
The proposed placement of the buildings will needlessly destroy 24% of the significant trees on the site and impact 4%
more of the remaining significant trees. In addition, it will create more impervious surfaces when alternatives exist that
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would not lead to such destruction of the natural environment. The development framework presented in the 2010
Rezone Application was one possible solution that would preserve the environment while maintaining compatibility
with neighboring homes.

21.60.020(D) Relationship to Adjacent Properties
(1) Intent
(a) To promote the functional and visual compatibility between adjacent neighborhoods and different land uses;
The Emerald Heights expansion proposal disregards the compatibility requirements reflected in the design guidelines,
development standards and code. They have chosen to build-out to the maximum extent possible under R6 zoning
height restrictions and place the resulting three-story buildings in locations that have in the past prevented a view of
their massive institutional complex from the surrounding neighborhood. Through small architectural changes and
unworkable landscaping, compatibility with the surrounding neighborhood has not been achieved. We ask that the City
determine that these large institutional buildings with 300 ft. facades and shallow roof lines are out of character with
the surrounding single-family neighborhood, and that current, significantly deeper setbacks allowing for natural forested
and vegetated buffers, must be maintained.
Assisted Living Building: This large institutional building has 61,317 sq. ft. of space and is the length of a football field
(300 ft.). This enormous three-story façade will be on full view as currently sited along 176 th Ave NE. Directly across the
street are the backyards of detached two story single-family homes that average between 2,500 – 3,500 sq. ft. and are
45ft.-53ft. in width by comparison. Two corners of one section sit only 15ft. from the property line. Although the upper
floors of this section have been modestly stepped back 5 ft., this section is over 40ft. tall - higher than the 35ft maximum
allowed - because it is sitting on top of a parking garage that rises out of the ground on a long slope. These heights do
not include the mechanical penthouses and equipment that add another 7 feet of building height.
There is no question that an institutional building of this scale should be set much farther back on the property. One
need to only look to the siting of the original buildings. The two nearest three-story sections have setbacks of over
150ft. and 130ft. from the property line. These buildings are not only set back, their gabled roofs, which are visible
through the greenbelt in some areas, reflect the graceful character of single-family homes in the immediate vicinity.
The Applicant is relying on an unworkable landscape plan to attempt to hide this out-of-scale building. If the building
could be completely screened, there would have been no incentive for them to try to mitigate its size in this manner.
Consultation with a tree expert suggests this landscape plan, due to the shaded environment, will not mature in a
manner that will screen the buildings, and neighbors should not have to wait 20 years to learn whether this plan will
succeed or fail. Furthermore, according to Emerald Heights own arborists, there can be no assurances that individual
trees will mature as expected or will survive over time to provide the desired screening. Quoting from a report prepared
for Emerald Heights by consulting arborists:
Waiver of Liability. There are many conditions affecting a tree’s health and stability, which may be present and
cannot be ascertained, such as root rot, previous or unexposed construction damage, internal crack, stem rot
and more which may be hidden. Changes in circumstances and conditions can also cause a rapid deterioration
of a tree’s health and stability. Adverse weather conditions can dramatically affect the health and safety of a
tree in a very short amount of time.
Arborist Report prepared for Emerald Heights; February 13, 2017
Gilles Consulting
Brian Gilles, ISA Certified Arborist
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The varying 15-25ft. setback is of insufficient depth to provide natural looking, effective screening as promised. Only a
greenbelt buffer in combination with a much larger setback can provide the functional and visual compactivity called for
between this institutional complex and surrounding residential neighborhood.
Independent Living Building: Highly visible at entrance to Emerald Heights and proposed just to the left of the
guardhouse this building will have the appearance of a three-story tower from the street. This building with two parts
has a combined total of 107,341 sq. ft. of space. While only a corner of it extends beyond the natural greenbelt, it is not
visually or architecturally compatible in character or use, with the original main buildings of Emerald Heights in the
distance and it not compatible with homes across the street. Emerald Heights is relying on a very narrow strip of land
on the edge of the main driveway to provide a single row of trees as a screen over time. The same concerns articulated
above apply here.
(b) To encourage building designs which use natural, historical, traditional, or cultural context references to create
elements which link the development to the neighborhood and community;
The Applicant applied some light architectural features, such as lap siding, presumably to try and relate to the residential
buildings and neighborhood across the street. However, some of these unscreened design elements provide no visual
connection to the immediate vicinity. Except for a small step-back on the north end of the Assisted Living Building,
Emerald Heights has fully chosen the maximum build-out possible in both buildings so that it can maximize the number
of units and internal space. This results in long roof lines that then must be modulated vertically in some fashion. The
architect has chosen to accomplish this by adding low-sloped shed roofs connected to major vertical elements which
have no link in character to the immediate vicinity as viewed from 176 th Ave NE.
(d) To promote a gradual transition between different uses.
As discussed in 21.60.020(B) Design Contexts (1a) Intent
Assisted Living Building: The Assisted Living Building is an institutional use that departs significantly from the singlefamily neighborhood character. The existing greenbelt buffer along 176 th Ave NE is a naturalistic green barrier that allows
for filtered light. Views through the trees of the closest three-story buildings are in the distance as are their lights in the
evening. Therefore, the transition from the property line to the three-story buildings is gradual, moving from a soft
wooded landscape to low outdoor carports and then ultimately three-story buildings that are 130 ft. and 150 ft. in the
background.
The proposed building and landscape plan will offer no such gradual transition or visual compatibility. Instead, a solid
wall that is 300 ft. long only 15 – 25 ft from the property line will eliminate any of the filtered light that passes through
the trees. The proposed building has only 5ft modulation on parts of the upper level pushing the upper floors back in
some places and is completely inadequate for a massive institutional complex next to a single-family residential
neighborhood.
Note: The Assisted Living Building, set upon a garage that protrudes above grade, and exceeds the 35 ft. height restriction.
The northeast section is 42’ above the ground at its highest point where it sits only 15 ft 4 in. from the property line. This
does not include the additional height of mechanical equipment and penthouse(s) placed atop the roof. This is not a
gradual transition but more of an abrupt change.
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The Assisted Living Building, in its form, massing, and location is contrary to what the Redmond Zoning Code calls for in
the design of Retirement Residences. The code provides very clear direction for what is required in the design of
institutional buildings such as this in residential neighborhoods:
21.08.370 (C) Requirements
(5) Design and Development Standards.
a.
Developments shall be designed to project a residential, rather than institutional, appearance through
architectural design, landscaping, the use of building materials, and surface length. Multiple structures are
encouraged instead of large single structures to promote compatibility with surrounding residential neighborhoods.
Site design, building placement, and perimeter landscape treatments shall screen the portions of the development,
which are different in appearance from single-family dwellings from abutting single-family dwellings.

The Assisted Living Building has a length that is almost six times that of the single-family homes in the immediate vicinity
and a bulk 22 times the average size of neighboring homes. Its sheer scale indisputably projects a highly institutional
appearance. The modest landscaping plan proposed cannot be relied on to adequately screen the portions of the building
that are different in appearance from neighboring homes. Abbey Road homeowners and anyone who traverses 176 th
Ave NE, should not have to wait for 20 years or more for the screening to work.
The buildings are sited in such a way that it is impossible to create a transition to the neighboring homes without
destroying natural silvan features that have provided a graceful transition to the Emerald Height campus for over 25
years. It will be a stark contrast to the more compatible conditions that have existed since the establishment of the
neighborhood.
Independent Living Building: This building, because of its massive size and scale should be re-located to the west and be
completely out of view. At a bare minimum, the upper third story of this building should be set back to better mitigate
and screen its mass and scale from view along 176th Ave NE. This was suggested by a Design Review Board member
during the Site Plan Entitlement process but rejected by Emerald Heights as cost prohibitive*.
*Per February 15, 2017 Design Review Board minutes: The applicant did investigate stepping back the end [east end] of
the building, but it would cause many complications and undue cost to the project without adding any value to the
building.
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(2) Design Criteria
(a) Coordinate proposed development with surrounding site planning and development efforts on adjacent
properties.
The Abbey Road subdivision is governed by a Homeowners Association that enforces strict covenants to control the
design elements such as heights, roof styles, materials, colors, and landscaping in the neighborhood. The Abbey Road
community values its classic traditional look and the assurance that the appearance and character of the neighborhood
will be maintained by HOA covenants.
Most of the original buildings constructed on the Emerald Heights campus share the design vernacular of Abbey Road
and this provided a smooth transition between the original campus buildings and the Abbey Road subdivision in the few
places where the buildings were partial visible, such as the main entrance and the back of the campus along 111 th ST NE.
The new buildings on the Emerald Heights campus were never coordinated with Abbey Road, nor was any deference
given to the original Emerald Heights campus buildings. The new buildings appear to maximize the development
envelope under the building code, at the expense of contributing positively to continuity, visual qualities, and character
throughout the existing residential neighborhood and Emerald Heights campus. This result is neither good site planning
nor a reasonable attempt to coordinate with its neighborhood.
(d) Consider the impact of building mass, color, lighting, and design upon adjacent open spaces, continuity of
identified public view corridors, public open spaces or parks, and recreation areas.
The major impact of this project will be to destroy the continuity of public realm and silvan quality along the parkway 176th Ave NE. The amount of existing greenbelt that will be destroyed is much longer that the 292’ of the proposed
Assisted Living Building. On the south end of the building there will be an outdoor sitting and landscaped area with a
water feature that will require the removal an additional 30 ft. - 40 ft of existing greenbelt. Current views of the wooded
grove and filtered light will be replaced with a hedge like effect of unnaturally placed and crowded evergreen trees.
The proposed expansions of the Independent Living and Assisted Living Buildings have gone through several rounds of
tweaking of the original designs to bring them more in line with the surrounding homes. No amount of mitigation
compensates for the inappropriate placement of these buildings into the existing greenbelt buffer. For twenty-five years
Emerald Height has coexisted peacefully with the residential neighborhood behind a forest in combination with
substantial building setbacks. The parkway like feeling of 176 th Ave NE will be forever changed if these buildings are
approved in the locations currently proposed.

21.60.020(E) Relationship to Street Front.
(1) Intent
(a) To create a relationship between a development and the street front that provides safety and amenities for a
development’s residents, employees, and customers, and for surrounding properties.
(b) To relate residential development to the street front that helps define neighborhood character. For example,
residential areas with porches and balconies can create a sense of community and improve safety along public
sidewalks and streets.
(d) To create an attractive street edge and unified streetscape and provide pedestrian access where it does not conflict
with private property security issues.
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Sight Line Analysis Provide by Applicant – Modified to include existing sight lines before construction and after from the
nearby and far sidewalks. We assume ground distance measurements and elevations are accurately depicted by
RiceFergusMiller.
One of the important characteristics of the Education Hill – Central subarea is the lovely boulevard, which gracefully
meanders through Abbey Road neighborhood. It is a major pedestrian route for those who walk or bike Education Hill
– serving as a connector to Power Line Trail for all the surrounding neighborhoods on Education Hill.
This project does nothing for the street front other than darken it by placing a large imposing building in a place where
there is now a deep greenbelt buffer and filtered light. With this expansion plan and encroachment, people walking
along the sidewalk will experience a shadow cast by the new building and any sense of a natural environment will be
gone. On one side of the street, there are human scale single family homes of a residential community, in sharp contrast
on the other side of the street there will be a dramatic scale change, presented by a large, overbearing institutional
building in some places within 15 ft.’ of the property line.
This does nothing to create a relationship with surrounding properties or those who traverse 176 th Ave NE. Keep in
mind that Emerald Heights is a private community with a guard house, gated entrance/exit, no trespassing sign, and a
fence that sends a clear message that it is a separate community insulated from the surrounding neighborhood. There
is no relation to the street front, and perhaps oddly enough, this is the very thing that has made peaceful coexistence
with Emerald Heights possible for over 25 years.

Page 9 of 15

Abbey Road HOA Comments on the Design Standards Checklist
Emerald Heights Conditional Use Permit LAND-2018-00586 Site Plan Entitlement LAND-2018-00617

(2) Design Criteria.
(c) All development shall include site-planning measures to create an attractive street edge and accommodate
pedestrian access.
Assisted Living Building: The applicant proposes only modest façade modulation and color to create an attractive street
edge. However, this is an insufficient response to mitigate the blank wall portion that the above grade garage cuts
straight across almost the entire length of the building. Façade modulation and articulation of the upper floors is so
slight in relation to the size and bulk of the building that it fails to effectively break up the mass of the structure. Deeper
façade modulation would help to reduce the building’s imposing façade, massing, scale and bulk. However, no amount
of modulation will compensate for sheer scale of the building in relation to the surrounding neighborhood.

21.60.020(F) Street Design.
(2) Design Criteria.
(i) Provide shade trees along all streets. Street trees spacing, and tree species shall follow the City's street tree plan,
and plantings techniques shall be selected to create a unified image for the street, provide an effective canopy, avoid
sidewalk damage, and minimize water consumption. Drip irrigation systems and native drought tolerant landscaping
are encouraged. Trees should vary along different streets to prevent excessive planting of any one species.
The Applicant is making City required frontage improvements per code to bring sidewalks with planting strips up to
current standards. While this will affect the Street Design it is a requirement regardless of where the buildings are
placed on the site. These upgrades will improve the streetscape, however there will be a delineation line where the
street trees meet up with the tightly packed conifers proposed for screening of the buildings, making for discontinuity
in the landscaping.

21.60.040(B)(1) Architectural Concepts.
(a) Intent.
(iii) To ensure that new buildings are appropriately designed for the site, address human scale, and become a positive
element in the architectural character of the neighborhood
Assisted Living Building: The Applicant has attempted soften the mass and contemporary design from the original
proposal. But the Assisted Living Building is still institutional looking, grossly out of scale and retains strong
contemporary elements that are in sharp contrast to the architectural character and residential scale of our
neighborhood. These offensive and incompatible architectural elements include an expansive unbroken building
façade, low sloped shed roofs, large commercial size windows, and imposing vertical elements that will not be
adequately screened by vegetation.
Independent Living Building: This building presents itself as a tower with large windows along the front entrance. It will
provide a stark contrast to the original buildings that are in the distance. There is no guarantee that it can ever be fully
screened. It will not be a positive element architectural element but will appear more like an office building.
(b) Design Criteria.
(i) Building design should support the vision for the area as defined in the Comprehensive Plan, and development
regulations.
(ii) The architectural composition, scale, elements, and details of a building should relate to the site’s
natural features and the character of the surrounding area. A strong architectural concept will indicate this
organizational scheme, and convey the project’s architectural character, or the style of the development. The
relationship required by this section between a building and the site’s natural features and surrounding area is shown
when the following concepts are incorporated into the design:
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(B.) Architectural Composition. The composition of a building’s larger masses and elements should create a
unifying concept. The composition should be clear and appropriate to the building’s function and context.
(D.) Building Elements. Distinctive roof forms, entrances, an arcade or porch, or the articulation or arrangement
of doors and windows or other building features should provide for compositional unity and convey a strong
architectural concept. (See also RZC
21.60.040(B)(2), Building Scale.)
The Composition of the proposed structures does not provide in any way a unifying concept that is responsive to the
character and scale of nearby single-family homes, dwarfed by these large institutional buildings. Nor do the blocky
buildings convey unity with the original refined residential character and style of the Emerald Heights campus buildings,
when comparing the roof forms, entrances, porches, detailing and articulation, and the arrangement and pattern of
doors and windows. The proposed structures will stand out as large institutional buildings, totally separate in design
vernacular from the structures in the immediate vicinity including even Redmond High School, which is set back among
expansive playfields, and has a lower building profile.
The natural features of the site, the surrounding greenbelt buffer, and 24% of the significant trees on the site will be
displaced by these buildings if they allowed to be sited as proposed. There are locations on the campus that are more
conducive to preserving and enhancing the natural environment and allowing for its enjoyment. The Applicant has
chosen to locate the Assisted Living Building in a poor location, that disadvantages the surrounding neighborhood and
eliminates a nature trail that has been treasured by Emerald Heights own residents of for the past 25 years.

21.60.040(B)(2) Building Scale.
(a) Intent.
(i) 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) and character of those surrounding
developments that meet the intent of the City’s design review criteria;
(ii) To ensure buildings are based on human scale (the scale of the building and how it relates to the people that use
it);
(iii) To ensure that large buildings reduce their apparent mass and bulk on the elevations visible from streets or
pedestrian routes;
(iv) To create a skyline that is visually interesting.
(b) Design Criteria.
(i) The apparent mass and scale of large buildings should be reduced using modulation and articulation that provides
a pedestrian scale and architectural interest. The building envelope shall be designed to maintain shoreline view
corridors from the site and nearby properties.
(ii) Integration. Large buildings should integrate features along their facades visible from the public right-of-way and
pedestrian routes and entries to reduce the apparent building mass and achieve an architectural scale consistent with
other nearby structures.
(iii) Facade Modulation. Building facades visible from public streets and public spaces shall be stepped back or
projected forward at intervals to provide a minimum of 40 percent facade modulation unless the applicant
demonstrates that an alternate design solution provides an equal or greater level of achieving the intent of the
section. The minimum depth of modulation shall be one foot and the minimum width shall be five feet.

Page 11 of 15

Abbey Road HOA Comments on the Design Standards Checklist
Emerald Heights Conditional Use Permit LAND-2018-00586 Site Plan Entitlement LAND-2018-00617

(iv) Articulation. Buildings shall be articulated to reduce the apparent scale of buildings. Architectural details that are
used to articulate the structure may include reveals, battens, and other three-dimensional details that create shadow
lines or intervals and break up the flat surfaces of the facade. The following are ways to achieve building articulation:
(C.) Architectural Elements. The mass of long or large-scale buildings can be made more visually interesting by
incorporating architectural elements, such as arcades, balconies, bay windows, dormers, or columns. (See also
RZC 21.60.040(B)(4), Building Details, Materials and Colors).
(E.) Landscaping. Provide a trellis, tree or other landscape feature within each interval. (See also RZC 21.32,
Landscape Design).
(F.) Upper Story Setback. Setting back upper stories helps to reduce the apparent bulk of a building and promotes
human scale.
Both the Independent Living and Assisted Living Build fail to incorporate significant use of modulation, articulation, and
upper story setback. However, even if these techniques were used, they cannot compensate for the scale and mass of
the buildings in a single-family neighborhood.
ILB: The east end of the building should have a step back to soften the towering effect this building will have at the main
entrance to the complex. This was suggested to the applicant in an earlier review of this building in February 2018. No
concepts were ever presented to the Design Review Board, as the applicant dismissed the suggestion as too costly. Cost
should have been reduced, although this change might have impacted revenue projections for the building.
ALB: The sheer size, length, height, mass of this building in the middle of a single-family residential neighborhood ensures
that it will not provide compatibility in scale with the goals of the neighborhood. Architectural “pastiche” through
variations in paint palate, linear detailing, etc., cannot begin to reconcile the differences in the small human scale of our
residential neighborhood with the highly institutional “full block” scale and size of these buildings.

21.60.040(B)(3) Rooflines.
(a) Intent.
To promote detailed roof expression to create a variable roofline throughout and to create a skyline that is visually
interesting.
(b) Design Criteria.
(i) Building rooflines visible from a public street, open space, or public parking area shall incorporate features to create
a varied and visually distinctive roof form through features, such as prominent cornice or fascia, stepped roofs,
emphasized dormers, chimneys, gables, or an articulated roofline.
(ii) The width of any continuous flat roofline should not extend more than 100 feet without modulation. Modulation
should consist of either one or a combination of the following treatments:
(iii) Rooftops shall incorporate features which soften rectilinear forms and mechanical equipment and rooftop
penthouses shall be architecturally incorporated into the design of rooflines or into the overall building design
This design standard must be viewed in the context of the approval criteria for retirement residences which references
the “desirable*” character of the existing neighborhood.” It must also consider the approval criteria for a Conditional
Use Permit where buildings out of scale and issues of compatibility must take precedence over creating a varied and
visually distinctive roofline. The residents of Abbey Road have made it clear that this revised roofline is still not
compatible with the desired traditional character of our neighborhood and it is one of the major elements of the
buildings least likely to be ever screened by landscaping. This roofline is more closely associated with institutional
buildings, schools, and the large and blocky apartment buildings in the downtown core. Almost none of some 1,800
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homes within a .6-mile radius of Emerald Heights has a contemporary style low sloped shed roof. Gabled roofs are the
preferred vernacular and set the residential character in the immediate vicinity of Emerald Heights.
These large buildings with long flat rooflines would be better placed on the interior of the property with the other large
campus structures where they would be out of view and the context would not conflict with the neighboring homes.
*Correct wording “desirable” found in Ordinance 2115 that is not correctly reflected in the RZC.

21.60.040(B)(4) Building Details, Materials and Colors.
(a) Intent.
To provide visual interest, distinct design qualities, and promote compatibility and improvement within surrounding
neighborhoods and community development through architectural detailing and the use of sustainable and high-quality
materials.
While the architect has divided the building into three design elements and added details such as bay windows, the
building mass, height, and bulk, detailing and lack of refinement are still entirety is out of character and scale with the
single-family homes and low-profile residential character in the immediate vicinity. One section is almost 42 ft. in height
(excluding mechanical equipment) and sits only 15ft from the property line. In addition, it retains its contemporary design
aesthetic with large vertical elements, expansive glass elements and a non-traditional low-slung roofline, again
incompatible architecturally with the existing character of the surrounding neighborhood. Screening is not a reliable
remedy for these architectural shortcomings over the life of the building.
The Applicant references “vertical massing nodes” that are “complimentary to the campus.” However, this design
standard must be viewed in the context of the approval criteria for retirement residences which references both the
“desirable character of the existing and the planned neighborhood in which it may be located.”
(b) Design Criteria.
(iii) Avoid the use of building features or design elements that incorporate corporate themes, logos, or colors which
do not reflect the neighborhood and community context.
There are two distinct periods of development on the Emerald Heights campus. The first period commenced with the
original construction of the site. The buildings were designed in a style similar to the neighboring homes being
constructed nearby, used similar materials, roof shapes, window and door packages and paint choices design to blend
into the surround single-family neighborhood. “Phase II” of Emerald Height development plans has completely
abandoned these previous considerations to maximize the building envelope using distinctly different design concepts
that are incompatible with the neighborhood and community context of single-family homes and more human scale
sizing.

21.60.040(B)(5) Multiple Building Design
(a) Intent.
To promote integrated multiple-building development that is coordinated with and enhances the surrounding built
and natural environment and is organized to meet the goals of Redmond’s development regulations.
(b) Design Criteria
(ii) Buildings in groups should be related by common styles, materials, roof shapes, or other common or distinctive
architectural element. Contrast should be provided using varied materials, color, architectural detailing, building
orientation, or building type.
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The second period of development appears to mimic the large monolithic institutional building designs of the Lake
Washington School District and their Pacific Northwest Design vernacular that is the currently popular in dense urban
settings where building square footage is maximized for efficiency, profitability, and cost savings. And while the
Independent Living facility comprises two-buildings, is it connected in such a fashion that it has the appearance is one
large, long institutional dormitory or hotel style commercial structure. These buildings do not integrate well with original
campus building and most importantly they do not integrate at all with the residential vernacular of single-family homes
in the neighborhood.
Building

ALB

Living

Trailside Building Introduces
New Design Vernacular

The original Emerald Heights building is large and imposing. While it incorporates design features that are more compatible with
the surrounding single-family homes, the main building still covers almost 6 acres of the parcel. Setbacks and wooded buffers
allowed this massive structure to coexist in a single-family neighborhood. The new buildings will bring massive structures to the
edges of the property where they will dwarf the human-scale single family homes.

21.60.040(C)(1) Planting Design
(a) Intent.
(i) Planting design is an integral part of the overall site and community design and should complement the
architecture, other site elements and the visual appearance of the neighborhood, as well as the Northwest
environment. The landscape plan should help reduce impacts to and create a transition to adjacent natural features,
such as critical areas and shorelines. The landscape plan should be based on a well-defined concept addressing criteria
for function, design, horticulture, maintenance, and irrigation.
Assisted Living Building: To attempt to camouflage the out-of-scale building, the Applicant has proposed a planting
design that will have a crowded appearance suggestive of commercial tree farm rather than the current naturalistic
forest. According to an independent arborist consultant, placement of evergreen trees, Douglas Fir, Western Red Cedar,
in the shade of existing street trees will not support healthy growth of these tree species. This planting plan will also
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result in a wall of conifers, where today there exists a variety of tree species that have visual interest, provide seasonal
color and filtered light with the three-story buildings set far back in the distance.
Independent Living Building: The Applicant is relying on a very narrow strip of land and a single row of trees to screen
the corner of the building over the life of the project. This does not reflect a serious commitment to the design intent
which calls for a naturalistic planting design that creates transition to adjacent natural features, context, and surrounding
neighborhood.
(b) Design Criteria
(i) Retention and Enhancement of Existing Vegetation. Preserve as much native noninvasive vegetation as possible,
particularly adjacent to buffers of critical areas and shorelines. Replant developed areas with stands of non-dwarf
evergreens in natural and random patterns where possible.
The applicant has chosen to place the proposed buildings in vegetated buffers adjacent to neighboring single-family
homes. This plan destroys existing vegetation and tree canopy. It entails the elimination of 24% of the significant trees
on the site and impacts another 4% of the significant trees that may not survive the construction. The tree count does
not include small trees and ground vegetation that will be remove when site is graded and excavated for construction.
Vegetated areas of the site will be covered over with more large institutional buildings, further stripping the site of it
natural green character and making it a more pronounced institutional complex in the middle of a residential area where
greenspace is a defining characteristic of the neighborhood.
Emerald Heights building plans presented as part of the 2010 Rezone Package demonstrated that they are more viable
options for retention and enhancement of the existing vegetation.
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