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TOUCHSTONE CORPORATION

April 24, 2008

Kirkland Planning Commission
c/o Angela Ruggeri

123 5th Ave

Kirkland, WA 98033

Re: Kirkland Parkplace Retail Program
Dear Members of the Kirkland Planning Commission:

The following is in response to a question raised in the study session of April 10th in
connection with the proposed Kirkland Parkplace development. The question was:

What factors have influenced the decision to build 300,000 square feet of retail at
Kirkland Parkplace?

In parlance of real estate, the proposed Kirkland Parkplace project is classified as a
Vertically Integrated Mixed Use Development with a mix of three separate and distinct
uses: retail, office and hotel. The large Vertically Integrated Mixed Use Development is
a relatively new real estate class and has not been studied to the degree that each of its
component parts have. A number of tools were used to establish the size of the retail
portion of Kirkland Parkplace including; the shopping center industry standards
developed by the International Council of Shopping Centers (ICSC), our own industry
experience and input from Gibbs Planning Group, Inc. (GPG) and Bob Gibbs, an expert
in planning urban retail projects.

One of the key benefits of a mixed use development is efficiency. The easiest way to
illustrate this idea is to use the example of a site that on one edge has a movie theater and
on the other edge has an office building with a parking lot positioned between the two.
The office workers park in the day and the theater-goers use the same parking at night. In
this way the parking is shared and the land required for parking is half of what would be
required if each of these building were developed in a stand alone setting. Other benefits
of mixed use include: vehicle trip reduction by allowing occupants to perform two or
more tasks on the same site and the synergy that is created between uses where the
activity of one use creates activity for another; such as a business traveler who can dine,
lodge and work in the same complex.

Unfortunately, the benefits of mixed use cannot substantiate the quantity of retail space
alone. The population of even the largest mixed use project is not sufficient to fuel the
traffic required by a successful shopping center. As stated in the EIS, the daytime

population of the project at maturity is a little over 6,000 people. By comparison, most

grocery store chains require the population in a 3 mile radius to be at least 30,000 people.
[ |

2025 First Avenue, Suite 790, Seattle, Washington 98121
Phone 206.727.2393 Fax 206.727.2399
www.touchstonecorp.com
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The Kirkland Parkplace project program calls for 300,000 square feet of retail space. The
quantity of retail space is being dictated by three factors: Site; Retail Characteristics; and
Demographics, Shopping Center Classification & Critical Mass.

1) Site - Our goal is to maximize the total retail Square feet that can be built for the type
of Shopping Center, as discussed below:

a) Size - the configuration and size of the site dictate the configuration of the
building base where the retail resides. The same factors limit the total amount of
parking that can be placed on the site, which dictates the total retail square
footage.

b) Topography - the slope of the site and surrounding streets puts a limit on the total
size any one tenant can be. For example, it would be impractical to put a single
level 100,000 square foot retail tenant on the site.

2) Retail Characteristics
a) Single Level Retail is Optimal - With few exceptions, retailers achieve the highest
sales per square foot overall if they are located on one level. We have purposely
chosen to locate the majority of our retail on one level in lieu of creating more
square footage by building two levels of retail around the site. The only exception
to this rule is for large national brand tenants that have proven they can operate
efficiently in two level spaces.

b) Visibility - Successful retail needs to be seen. More retail space can be placed on
the site but it would be at the expense of visibility to the street.

3) Demographics, Shopping Center Classification & Critical Mass
a) Demographics have a profound influence on the type and therefore the size of a

shopping center that a developer would build. ICSC has developed a Summary of
Shopping Center Classifications', shown in the chart below, which is the industry
standard for developers, retailers, lenders and architects to define the core concept
of shopping centers. Demographics, as well as the other factors noted above,
guide the developer in its choice of shopping center typology with the ultimate
goal of achieving the highest sales per square foot potential for the property.

Touchstone Corporation |  Kirkland Park Place
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This Table presents the core concepts and size ranges of the eight subtypes of retail in the current ICSC classification system.
There are some overlaps in the various attributes across several retail classes. To provide more insight into proper classification,

the ICSC added a number of other distinguishing characteristics (e.g., number of tenants and primary trade areas) as noted.

b) Shopping Center subtype - Research provided by GPG and Environmental
Systems Research Institute (ESRI) indicates that “The (Kirkland) trade area
lifestyles reflect a strong base of educated and affluent households. The
purchasing patterns of the lifestyles segments reflect shoppers at major

991l

department stores and specialty stores™".

The conclusion of the demographic report and Touchstone’s own knowledge of
the market, indicate that a Lifestyle Center is the best fit for the market.

Shopping Center Critical Mass - In each Shopping Center subtype a critical mass
of stores and store types is essential to the success of the center. Without critical
mass the center cannot attract a large enough cross section of the trade area

population to produce the necessary foot traffic for the occupants of the center to
be successful. GPG has validated the size and store type of our model based on a

retail sales forecast for each retail category (see table 2 below). Kirkland

Parkplace will have a critical mass with successful retail stores based on the sales

forecast presented in the GPG report.

Table 2: Supportable Retail Space: Kirkland, Washington " ™

Women's Apparel 25,000 514.125,000 B565
Men's Apparel 3,000 $2,100,000 700
Unisex Apparel 36,000 521,600,000 5500
Children's Apparel 4000 $1,700,000 $425
Shoes & Accessories 4 500 51,687,500 5375
Total Apparel, Shoes & Accessories 72,500 $41,212,500 3568
Grocery 45,000 528,125,000 5625
Specialty Food Stores 1,000 400,000 5400
Restaurant W/Liquor 36,000 524 300,000 5675
Restaurant W/O Liquor 26,500 512,057 500 455
Total Food & Restaurant 108,500 564,882,500 $508
Appliances, Computers & Electronics 10,000 512,500,000 £1,250
Book & Music Stores 25,000 7,125,000 5285
Card / Gift Shops 1,500 600,000 400
Health and Beauty Store 3,000 $1,650,000 550
Furniture, Home Décor & Accessories 32,000 514 560,000 F455
Jewelry Store 3,500 52,275,000 5650
Optical { Vision Care 1,500 $1,012.500 5675
Personal Services 7.500 $3,000,000 400
Sporting Goods Store 35,000 511,375,000 $325
Total Other Retail 119,000 $54,007,500 §455
Total Supportable Retail 300,000 $160,192,500 $534

With the guidance of our architect and GPG we feel that the 300,000 square feet of retail
specified in our building program is the right amount given the constraints of the site and

trade area characteristics for a well leased and productive shopping center and would
meet the needs of the Kirkland community.

Sincerely,

L el

Gary R. Weber
Touchstone Corporation

' Shopping Center Classifications:Challenges and Opprotunities-Runstad Center & ICSC- James R. Delisle,

Ph.D.-September 2005

i Retail Market Analysis-Kirkland Park Place- Gibbs Planning Group, Inc. February 18, 2008

i This study is used for determining appropriate retail space square footage and tenant mix and is not to be
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VIEW PROTECTION

Over the past fifteen years, as cities have developed their downtown plans, it has been increasingly common to find language
relating to “protecting views.” This is particularly the case with communities having downtowns on sloping topography and a
waterfront.

Views are marketable and can affect the value of property and the price of rentable space. Views affect how people feel about
their perception of connectedness to the landscape and to the unique geography, water and vegetation that makes up the Pacific
Northwest. No wonder that many people get emotional about the subject.

However, the concept of view protection has become muddied by somewhat vague policies that imply that if “views” are
currently available, their preservation trumps other public objectives. Simply noting in a comprehensive plan that there are
“panoramic views” does not in itself suggest a specific direction to retain them. Moreover, broad statements regarding protecting
views can convey the impression that a city will ensure that views from private locations — residences or even offices are to be
prel

supports preserving private views. Indeed recent decisions have affirmed that public goods, such as trees in public parks and
greenbelts, have a higher priority over private views.

Cities are discovering that protecting public views and vistas cannot be accomplished defensibly by merely having policies or

VI

varying interpretations of the law. Having overly vague and broad standards requires discretionary judgment that is to subject to
individual opinions and preferences and does not stand up to legal scrutiny. Among other cases, the 1994 State of Appeals Court
decision in Anderson v. City of Issaquah made the adoption of clear, easily understood standards mandatory.

Cities are realizing that, as with any well-crafted land use regulations, there must be precision and objectivity in definition and
prescriptions regarding the protection of public views. This includes being rigorous in describing what it is that constitutes a “view.”

In fact, the term does have a common usage. Webster’s dictionary defines “view” as a “scene: vista” or a “picture of a
landscape.” Landscape involves buildings, landscape, vegetation, and water and those ordinances that protect public views do so
for pl

are features to look at, not a void. Otherwise, a view would have no meaning.

Tol

I
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I

techniques that allow for predictability and ease of administration. This also allows other long-term public objectives to not be
frustrated by sweeping language.

In the case of Kirkland, there are likely many places from which public views could be protected. Central Way and 6th may be

a prime candidate. But the terms and conditions that effect development must be clearly set forth. Although building height is
often cited by many as being a tool, it might not actually be an effective one. If a building of a certain height would obstruct a
view, merely making it taller does not obstruct the view more. Some people may hold an opinion that taller buildings are in
themselves undesirable, but using the argument of view protection does not automatically support that.

We suggest that the City consider adopting dimensional provisions similar to those used by other communities. While we have
focused upon Central Way, this approach may also be applicable in other locations. The intent is to clearly define a view corridor
and how it would affect building envelopes so that limitations can be known in advance by all parties.

We offer an option that reflects common zoning practices. This technique involves an inclined plane above the street level retail
and second story that would allow varied responses, including multiple stepbacks. As this technique allows for flexibilty for
architectural form, it also provides reasonable assurance to the City and citizens of what to expect from proposed development.

LMNARCHITECTS 801 SECOND AVE, SUITE 501 SEATTLE, WASHINGTON 98104 |

VIEW PRESERVATION SET/
STEP BACK LOCATIONS

gateway
architectural
feature

INCLINED PLANE STEP BACK SECTION

ATTACHMENT 6

SAMPLE REGULATION LANGUAGE:

In order to respond to view corridor at the intersection of 6th Street
and Central Way, buildings along Central Way should respond

by stepping or receding back on the upper levels to enhance the
visibility of Lake Washington.

Step backs should occur on facades facing Central Way. The facade
should recess as the height increases along a defined inclined plane
from the existing property line.*

*The corner of the building at 6th and Central shall allow a distinctive
architectural feature, (such as a tower or sculpted feature) that precludes any
set/step back requirement in order to mark and enhance the gateway into
Kirkland.

The building should step back along an incline plane of a
5:1 slope, or 80 degrees, after the 2nd story (or 35 ft) of
the building.

L - = = = = = = - = = = = = = =

Touchstone Corporation

|  Kirkland Park Place
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VIEW PROTECTION Sample Code Language

San Diego, CA Seattle, WA

Municipal Code 15.6.3.50 Title 23 - LAND USE CODE

VIEW CORRIDOR STEPBACKS SMC 23.49.024 View corridor requirements.

View Corridor Setbacks/Stepbacks. Buildings shall be set back, or upper floors shall provide stepbacks, along those A. Upper-level setbacks shall be required for the following view corridors:

sections of View Corridor designated streets, a distance measured from the property line adjoining any public street

(measured after any required right-of-way dedication), or from any extensions of public street right-of-way lines, as 1. Broad, Clay, Vine, Wall, Battery and Bell Streets west of First Avenue; and

provided in Table: View Corridor Stepbacks.
2. University, Seneca, Spring, Madison and Marion Streets west of Third Avenue.

B. Upper-level setbacks for view corridors listed in subsection A1 shall be provided.
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- * Augustine Energy Office Building- goal of LEED Core and Shell Silver
LM N LEED PrOJeCtS (as Of 3l 08) * Bellevue Community College Instructional Building—Designed to
Constructed: | _ LEED Certified
* Seattle Central Library—LEED Silver * Peninsula College—Designed to LEED Silver

» Spokane Convention Center Expansion—LEED Silver

In Progress: Hewitt LEED Projects (Landscape)

» Tower 333, Bellevue—LEED Certified (Pre-certified) Constructed:
Now Targeting LEED Silver (Shell & Core Pilot Program) » Redmond City Hall - LEED New Construction Silver

* Vancouver, BC Convention and Events Center—LEED Gold- certification submittal .« Westlake / Terry Building - LEED New Construction Silver
pending (LEED Canada) « Kent Pullen RCECC (King Co) - LEED New Construction Certified

e UniverSity of WaShington Business School—LEED Silver- certification submittal o Alcyone Apartments - LEED New Construction Certified
pending

* Kent, WA Events Center—LEED Silver- certification submittal pending In Progress:
* City College of San Francisco Performing Arts Center—LEED Silver- certification .« Njtty Gritty Building — LEED Silver New Construction- certification submittal
submittal pending pending

* University of Washington Playhouse—LEED Silver- certification submittal pending « wSDOT TMC/EOC - LEED Silver New Construction - registration pending

 Everett Community CO"Gge Gray Wolf Hall—LEED Silver- certification submittal * Seattle University Housing — LEED for Homes Gold- registration pending
pending

* The City of Shoreline, WA City Hall—LEED Silver- certification submittal pending

+ Dexter Office Building, Seattle, WA - goal of LEED Silver Touchstone LEED Projects
_ Constructed:
In Progress but unregistered-LEED Goals: _ 9th & Stewart — LEED Silver Shell and Core
* San Jose, CA Convention Center Expansion - goal of LEED Silver (served as a pilot project for the Shell and Core designation)
» Summit Office Building — goal of LEED Silver
* Newport Center — goal of LEED Silver In Progress:
*» Washington State Convention and Trade Center Conversion — goal of LEED Silver  \est 8th — LEED Gold Shell and Core Pre-certified
* MOHAI - goal of LEED Silver North Lake Union Technology Building - Minimum LEED Silver Shell and
* SAAM - goal of LEED Silver Core
* Bellevue Community College Health Sciences (pre-design) — goal of LEED Gold
* Central Washington University Hogue Building—goal of LEED Gold Our goal is to be LEED Gold or better on our projects moving forward.

* WSU Vancouver Applied Technology Building—goal of LEED Silver
* Vulcan Blocks 26 and 32 Office Building—goal of LEED Core and Shell Gold
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9th & Stewart Life Sciences Building

BUSINESS BENEFITS

» 45% less water use, saving 495,000 gallons per year and
generating $5,500 in annual savings.

* Energy performance improved 27% with anticipated annual
savings of $17,650.

* Elevators approximately 30% more efficient with innovative
technology that relies on regenerative drives.

* Finalist for NAIOP’s 2005 Technology Building of the Year

13
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West 8th is a LEED-Gold pre-certified building that includes many practical features to improve the health, comfort
and productivity of tenants. It's the kind of “green” that doesn't just contribute to a tenant's brand, but that also makes
good economic sense by enabling businesses to get the job done smarter, retain the best people and keep them productive.

Some of our best features...

» Optimizing the glazing percentage on windows to maximize natural
light and minimize energy losses

» Additional fresh air controls on each floor

* Onsite childcare, including emergency drop-in childcare if other

childcare falls through

* Non-toxic “green housekeeping” program AND Low VOC (volatile

organic compound) paints, carpets and sealants

* Destination based elevator system that saves time AND up to 30%
of the energy of a regular system
» Water saving fixtures and landscaping - 30% savings

» Other energy saving features - 15% energy savings

*Assuming 250SF/ employee and 120K of productivity per employee.

E TOUCHSTONE T e e e SHINCTON f In summary, West 8th is a first-class office building that is more than good looking. It's a sensible place to locate for a tenant
. - that values brand, environmental stewardship, and healthy, productive employees. Now that's a SMART kind of location...

LMNARCHITECTS 801 SECOND AVE, SUITE 501 SEATTLE, WASHINGTON 98104 | Touchstone Corporation |  Kirkland Park Place
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Waste - imiting During
Construction and/or
Occupation

.--’I -

Site - Preserving Water & Eco-System Quality Construction-site recycling is in use.

Recycling areas will be provided within the
The building was sited and configured to retain as many existing mature trees as possible. Orientation of L

building. A project goal is to minimize
the classroom wing was selected to maximize daylight opportunities in classrooms. Electronic faucets and . .

applied finishes, thereby reducing
waterless urinals will be used in the building rest rooms to achieve a reduction in potable water use

the overall amount of waste

of 20-30%
products. Thus, the structural system is

an exposed concrete moment frame, which

along with the window system creates the

Be I |eVU e C 0 m m U n ity CO I Ieg e major architectural expression of the building
R B u i Id i n g without the need for further cladding.

Interior finish ceilings are minimized. The

architect: LMN ARCHITECTS

mechanical system greatly reduces the

amount of sheet metal duct work.
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Integration - Green Design Integrated in the Design & Process

Integration of green building principles has been a primary concern of the project team throughout the design
process. Brainstorming workshops with the Owner, Contractor, and entire design team were conducted early in
Schematic Design to identify possible design strategies, and follow-up sessions occurred throughout the design

process. Use of an extranet web site, and electronic bid documents has helped the team reduce waste during

design.

r " Indoor Air quality

The R Building will incorporate carbon dioxide
monitoring as part of an indoor air quality
program. All offices and classrooms have

. operable windows for added ventilation
control by occupants. Low VOC content
materials have been specified. Entryway systems
Energy - Conservation & Creation have been designed to minimize intrusion of
chemical pollutants, and chemical use areas are

The ground-occupied geothermal heat pump system will
& separately ventilated.

provide significant energy savings compared to the conventional
rooftop package units previously used be BCC. To support this unusual

system, the building uses a very high performance glazing system to limit Materials - Recycled or Re-Used

heat gain while admitting as much natural light as possible. Fixed exterior

The R Building uses a very simple palette of materials,
sunshades and adjustable interior sunshades will further reduce heat gain

incorporating recycled content where feasible within

during peak load conditions, and will allow occupants control of light and

the Owner’s budget guidelines. The exposed concrete
glare.
structural frame contains a significant amount of recycled

material, including flyash and reinforcing steel. Interior

finishes, including gypsum wallboard and acoustical ceiling

Bel Ievue Com m U n ity COI Iege tile also have recycled content.

R Building

architect: LMN ARCHITECTS

LMNARCHITECTS 801 SECOND AVE, SUITE 501 SEATTLE, WASHINGTON 98104 | Touchstone Corporation |  Kirkland Park Place
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DESIGN FOR A HEALTHY ENVIRONMENT A DESIGN FOR A HEALTHY ENVIRONMENT

2 Floor-l?y-ﬂoor_
~—  Mechanical Units

SS Credit 7.2

EA Credit 1
Heat Island Effect Optimize Energy Performance
EQ Credit 7
: ) Thermal Comfort B1ke Storage/Showers
|| B : in Building
d : -
EQ Credit 8.2 - . | .
: ; ' il ' SS Credit 4.2
Daylight and Views ’
__ & L Recycled Alternative Transportation
r T e B LS — . R T @ Building Materials
j B - ' '

MR Credit 4 \
Recycled Content

]1-'1 LN "

Py .%é Optimal Daylight

! EQ Credit 8.1 | WE Credit 3.1
- J Daylight and Views Water Use Reduction

Q

©@ Drip Irrigation ‘ Low VOC Paints

WE Credit 1.1 No Added EQ Credit 4.2
Water Efficient Landscaping "IN\ < | Urea-formaldehyde Resins Low-emitting Materials

EQ Credit 4.4 /
Low-emitting Materials

=
.

Public Transportation

Drought-tolerant ~ —— “Green Label”
Access

Plants @4‘ Carpets

SS Credit 4.1
Alternative Transportation

WE Credit 1.1 EQ Credit 4.3
Water Efficient Landscaping Low-emitting Materials

LEED Credits Legend LEED Credits Legend

SS  Sustainable Sites
WE Water Efficiency
EA Energy and Atmosphere 1

SS  Sustainable Sites
WE Water Efficiency
EA  Energy and Atmosphere 1

MR Materials and Resources MR Materials and Resources

EQ Indoor Environment Quality EQ

Indoor Environment Quality

Hin e S ID Innovation and Design Process Hin e S
LMNARCHITECTS 801 SECOND AVE, SUITE 501 SEATTLE, WASHINGTON 98104 | Touchstone Corporation |  Kirkland Park Place

ID Innovation and Design Process




Macro (Site-Level) Sustainability

strong pedestrian
connections to
adjacent streets;
site connects at
street level

buildings

iy
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&7 1#  « Mixed use and
hite, 14 additional shops reduces
i | 'Ei need to drive to Bellevue
Gy for things you need.
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« Office jobs can reduce
commutes for Kirkland
residents: FileNet
example

\

increased density
and opportunities
for transit

Drought-resistant vegetation

Storm-water filtering example
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Macro (Site-Level) Sustainability

Figure 1. Parking Demand by Time of Day — Weekday

4,000

Cumulative Peak Demand

~ 3,409 Vehicles at 11:00 a.m.
3,500 /

Peak Office Demand
3,000 occurs at 10:(?0 a.m.
/ ~ 2,553 Vehicles
2,500 Peak Demand for all Other

¢
@
O —
3 N Office Demand Uses occurs at 7:00 p.m.
_% 2 N ., = ° ~ 1,703 Vehicles
o 2,000 ' S Y
S ’
- A Y
g ’ .
E 1,500 ~ N
e
Z ’
. All Other Uses 7 N\
— A
1,000 / I /—E - / .
:' - 7 *
500 I . A -
V' ~ - ny
N
| - ~ -~
0 e
= = = = = = = = = = = = = = = = = = =
< < < < < < o o o o o o o o o o o o <
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Source: Heffron Transportation, Inc., February 2008.
LMNARCHITECTS 801 SECOND AVE, SUITE 501 SEATTLE, WASHINGTON 98104 | Touchstone Corporation |  Kirkland Park Place
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“Shell and Core” Sustainability Features (things Touchstone/ LMN can affect directly)

» Bike racks and showers

* Preferred parking for
carpools

to encourage alternative
commuting mechanisms

Green roof
Shading with sunshades or trees to minimize _

solar gain on buildings and reduce cooling load

-

-

Geothermal heat-pumps

Wood deck

ATTACHMENT 6

23



ATTACHMENT 6

Tenant Improvement Sustainability Features (things Touchstone/ LMN can influence)

Acoustical Ceiling tile containing
recycled content

| Energy-saving fluorescent light-bulbs

Natural day-lighting

Low-VOC paints over drywall

containing recycled materials
el —

Furniture made from recycled

materials
BN e

Carpeting containing recycled yarn
and padding

Ceramic tiles containing recycled
materials

\ROARMEDY

FRESH AIR
Ty HOUSE m’ﬁmm

heat recovery system for office in general,
also for server rooms

LR O R T

b & — _ = e R —— - Low VOC (Volatile organic Compounds)
Green housekeeping program Comprehensive recycling program paints and carpets



OFFICE CASE STUDIES




INTERNATIONAL PROJECTS
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ATTACHMENT 6

Kirkland Park Place

Touchstone Corporation

SEATTLE, WASHINGTON 98104

LMNARCHITECTS 801 SECOND AVE, SUITE 501
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REGIONAL PROJECTS (SEATTLE AND REDMOND)
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Kirkland Park Place
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TOUCHSTONE and LMN PROJECTS
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TOUCHSTONE 9TH AND STEWART
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LMN CIVICA
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LMN SUMMIT
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n . ' LMN VULCAN BLOCK 32
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LMN VULCAN BLOCK 26
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ENTRY/EXIT POINTS STUDY
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CENTRAL WAY ENTRY/EXIT POINT
1a

*IIII*

Limit of street
closure for special
events

DRB, PLANNING COMMISSION CONCERNS RESPONSE
PARKING ACCESS ONLY OFF CENTRAL

» Concern of “pass through” from Kirkland Ave to _ .
Central Way. * Quick entry to parking from Central Way.
- Not enough integration between project and park.  * Improved connection to Peter Kirk Park.

 Concern of better connection to the park. - . _
- Too many entry/exit points on Central way. * Eliminating a street along Peter Kirk Park is contrary
to the Comprehensive plan.

* More cars will pass through plaza space without the
street connection.
« Smaller pedestrian zone when streets closed off.
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*IIII*

Limit of street
closure for special
events

RESPONSE (Preffered Concept)
MAINTAIN SURFACE STREET, ADD ALTERNATE
PARKING ACCESS

 Easier entry/exit to parking from Central Way.
 Cars can path through the project without
crossing the plaza area

 Larger pedestrian zone when streets closed off
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CENTRAL ENTRY/EXIT POINT
2a

22

DRB, PLANNING COMMISSION CONCERNS RESPONSE (Preffered Concept)

» Concern of cars crossing the plaza area when entering/exiting  * Cars enter parking without crossing the plaza area

parking garage. « Longer queuing area for cars entering/exiting both
parking garage and site

» Difficult for Hotel users to find the parking entrance

. Lonier route for valet iarkers to travel.



HOTEL ENTRY/EXIT POINT
2C

]
| |
| 1

]
RESPONSE

 Easier for Hotel users and valet parkers to drop off
and enter parking.
 Cars enter parking without crossing the plaza area.

« Adds nore traffic to entry/exit. Not fully endorsed by
the city’s traffic engineers.





