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I. INTRODUCTION

There are approximately 7,000 gross acres or 10.9
square miles of land in Kirkland. The developable 
land use base, which excludes all existing public
rights-of-way, totals 5,200 net acres of land in Kirk-
land. The City maintains an inventory of the land use
base which classifies the land according to the uses
and the zones that occur on the various parcels.  

Table I-6 below describes the type of land uses in
Kirkland. Sixty-two percent of the land contains ex-
isting residential uses. Since 1991, lands containing
residential uses have increased 13 percent. As of
2001, the Highlands neighborhood has the highest
percentage of residential uses and the Totem Lake
neighborhood has the lowest percentage of residential
uses.

Source: City of Kirkland – Land Use Inventory 

Twenty-three percent of the developable land use base is 
developed with nonresidential uses (excludes residential, 
park/open space and utilities). Kirkland has approximately 
11,145,000 square feet of existing floor area dedicated to 
nonresidential uses. Of that developed total, 4,500,000 (40 
percent) are office uses, 3,445,000 (31 percent) are 
commercial uses, and 3,200,000 (29 percent) are industrial 
uses. The Totem  

Lake neighborhood has the greatest percent of com-
mercial and industrial uses and the Lakeview Neigh-
borhood has the greatest percent of office uses.  

TARGETS AND CAPACITY ANALYSIS 

Counties and cities must plan for household and em-
ployment growth targets as determined by the State. 
In the case of Kirkland, the King County Growth 
Management Council works with the local cities to 
agree on each city’s share of the growth targets. The 
term “household” refers to an occupied unit, whereas 
the term “housing units” includes occupied house-
holds and vacant units.  

Each year, the City of Kirkland forecasts capacity for
residential and nonresidential development. Capacity 
is, simply, an estimate of possible future develop-
ment. To calculate capacity, the City takes into ac-
count a number of factors. Vacant properties, and 
those properties considered more likely to redevelop, 
are built to the maximum allowed by the current zon-
ing. The totals are reduced to take into account
current market factors, environmentally sensitive 
areas, right-of-way needs and public developments, 
such as parks and schools. The results are 
summarized as capacity housing units for residential 
development and capacity square footage for
nonresidential development.  
Residential capacity as of July 2003, for total housing 
units in Kirkland under the current zoning and Com-
prehensive Plan, has been calculated at approximately 
28,000 units. Forty-five percent of these units would 
be multi-family and (55 percent) would be single-
family units. Kirkland currently has approximately 
11,900 multifamily and 10,200 single-family units, 
based on January 2003 King County Assessor’s data. 

As of July 2003, Kirkland has the capacity for an 
additional 19,760 employees and an additional 
5,500,000 square feet of nonresidential floor area. 
The Moss Bay, Totem Lake, Lakeview, and South 
Rose Hill neighborhoods have the greatest 
capacity for additional employees and new 
commercial floor area. In 2003, Kirkland had 
approximately 11,700,000 square feet of floor
area and 34,800 employees. Amendments to the 
Comprehensive Plan in 2008 created capacity for
an additional 3,685 employees in the Downtown.

EXISTING LAND USE

Table I-6: Kirkland Land Use – 2000 

Land Use/Zoning Land use as % of 
Category Total Acres 

Single-Family  49%  

Multifamily  13%

Institutions 9%  

Park/Open Space  8%

Commercial  6%  

Vacant 6%  

Office 4%  

Industrial 4%  

Utilities 1%  

Total 100%  
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Table I-7 below shows the 2000 existing household
units and jobs, the total number of household units
and jobs by 2022 based on the assigned growth targets
and the 2000 available capacity for household units

and jobs. Based on certain assumptions for the 2000
available capacity, Kirkland will be able to accommo-
date its assigned 2022 growth targets.

In 1977, Kirkland adopted a new Comprehensive Plan
establishing broad goals and policies for community
growth and very specific plans for each neighborhood
in the City. That plan, originally called the Land Use
Policy Plan, has served Kirkland well. Since its adop-
tion, the plan has been actively used and updated to
reflect changing circumstances. The previous Com-
prehensive Plan has contributed to a pattern and char-
acter of development that makes Kirkland a very
desirable place to work, live, and play.

Kirkland and the Puget Sound region, however, have
changed significantly since 1977. Since the original
plan was adopted, the City has not had the opportunity
to reexamine the entire plan in a thorough, systematic
manner. Passage of the 1990/1991 Growth Manage-
ment Act (GMA) provided such an opportunity. The
GMA requires jurisdictions, including Kirkland, to

adopt plans that provide for growth and development
in a manner that is internally and regionally consis-
tent, achievable, and affordable. The 1995 and 2004
updates of the Comprehensive Plan and annual
amendments reflect Kirkland’s intention to both meet
the requirements of GMA as well as create a plan that
reflects our best understanding of the many issues and
opportunities currently facing the City.

The Comprehensive Plan establishes a vision, goals
and policies, and implementation strategies for man-
aging growth within the City’s Planning Area over the
next 20 years (see Figure I-2). The Vision Statement
in the plan is a reflection of the values of the commu-
nity – how Kirkland should evolve with changing
times. The goals identify more specifically the end re-
sult Kirkland is aiming for; policies address how to
get there. All regulations pertaining to development
(such as the Zoning Code, Subdivision Ordinance,
and Shoreline Master Program) must be consistent
with the Comprehensive Plan. The end result will be
a community that has grown along the lines antici-
pated by the Comprehensive Plan.

Table I-7: Comparison of Growth Targets and Available Capacity

2000 Existing1 2022 Growth Targets2 Available Capacity3

Housing Units 21,831
27,311

(at 5,480 new households)
28,751

Employment 32,384
41,184 

(at 8,800 new jobs)
54,565 58,250

Sources:
1. 2000 housing units: Office of Financial Management (OFM). “Households” are occupied units, whereas “housing units” include house-

holds (occupied) and vacant units.
2000 employment: City estimate based on existing nonresidential floor area and information about the typical number of employees/
amount of floor area for different types of nonresidential uses. By comparison, the PSRC estimated 2000 employment was 38,828. 
Examination of PSRC records found errors suggesting this was a significant overestimate.

2. Targets for household and employment growth between 2000 and 2022 were assigned by the King Countywide Planning Policies. Tar-
geted growth was added to the 2000 totals to establish the 2022 totals.

3.  City estimates as of June 2004 for housing, and as of October 2008 for employment.

B. ABOUT THE

COMPREHENSIVE PLAN

Why are we planning?

What is a Comprehensive Plan?
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VI. LAND USE

Table LU-4 Comparison of Growth Targets and 

Available Capacity 

Sources:
1. 2000 housing units: Office of Financial Management (OFM)

2000 employment: City estimate based on existing nonresidential floor area and information about the typical number of 
employees/ amount of floor area for different types of nonresidential uses. By comparison, the PSRC estimated 2000 
employment was 38,828. Examination of PSRC records found errors suggesting this was a significant overestimate.  

2. Targets for household and employment growth between 2000 and 2022 were assigned by the King County Countywide 
Planning Policies. Targeted growth was added to the 2000 totals to establish the 2022 totals.  

3. City estimates.  

Policy LU-3.1: Provide employment opportuni

ties and shops and services within walking or bicy 

cing distance of home. 

City’s residential neighborhoods can easily access a  

Kirkland presently has a fairly complete network of  
commercial and employment centers, and many of the 

Site design standards also impact the ability of
drivers, transit riders, pedestrians, and bicyclists
to get around. Policies in this section discuss the
importance of considering connections and
alternative transportation modes when planning
new development. The special needs of industrial
development are also addressed.  

LAND USE/TRANSPORTATION LINKAGES 
Goal LU-3: Provide a land use pattern that

promotes mobility and access to goods and ser-
Land use/transportation linkage policies address the

vices.
relationship between the land use pattern and a multi-
modal transportation system. Separation of jobs and
housing means longer commute trips – generally ac- 
commodated on the City’s roadways either by private  
automobile or transit. When shops and services are 
long distances from residential areas, this also trans- 
lates into additional vehicle or transit trips. Allowing 
residential and nonresidential uses to locate in closer 
proximity provide transportation options making  

shopping area. This policy attempts to further  walking or bicycling more feasible. 
strengthen the relationship between urban neighbor-
hoods and commercial development areas.  

2000 Existing1 2022 Growth Targets2 Available Capacity3

Housing Units 21,831  
27,311 (at 5,480 new 
households) 28,900  

Employment 32,384  
41,184 (at 8,800 new 
jobs) 54,600 58,250
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2008 Private amendment requests draft 

The following text is excerpted from the Downtown Plan section of the Moss Bay Neighborhood Plan 
to illustrate potential changes related to the Parkplace PAR within the context of the Plan.  For 
complete text and graphics, review the online version of the Plan from the City’s webpage.  Edited 
paragraphs are indicated in shaded text.  Graphics showing modifications to neighborhood maps are 
included as Attachment 2. 

A. VISION STATEMENT

Downtown Kirkland provides a strong sense of community identity for all of Kirkland.  This identity is derived 
from Downtown’s physical setting along the lakefront, its distinctive topography, and the human scale of 
existing development.  This identity is reinforced in the minds of Kirklanders by Downtown’s historic role as 
the cultural and civic heart of the community. 

Future growth and development of the Downtown must recognize its unique identity, complement ongoing 
civic activities, clarify Downtown’s natural physical setting, enhance the open space network, and add 
pedestrian amenities.  These qualities will be encouraged by attracting economic development that emphasizes 
diversity and quality within a hometown setting of human scale. 

B. LAND USE

A critical mass of retail uses and services is 

essential to the economic vitality of the 

Downtown area. 

The Downtown area is appropriate for a wide variety of permitted uses.  The area’s economic vitality and 
identity as a commercial center will depend upon its ability to establish and retain a critical mass of retail uses 
and services, primarily located west of 3rd Street.  If this objective is not reached, it relegates the Downtown to 
a weaker and narrower commercial focus (i.e., restaurant and offices only) and lessens the opportunities and 
reasons for Kirklanders to frequent the Downtown. 

The enhancement of the area for retail and service businesses will best be served by concentrating such uses in 
the pedestrian core and shoreline districts and by encouraging a substantial increase in the amount of housing 
and office floor area either within or adjacent to the core.  In implementing this land use concept as a part of 
Downtown’s vision, care must be taken to respect and enhance the existing features, patterns, and opportunities 
discussed in the following plan sections on urban design, public facilities, and circulation. 
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Land use districts in the Downtown area are 

identified in Figure C-3. 

Figure C3 identifies five land use districts within the Downtown area.  The districts are structured according to 
natural constraints such as topographical change, the appropriateness of pedestrian and/or automobile-oriented 
uses within the district, and linkages with nearby residential neighborhoods and other commercial activity 
centers. 

CORE AREA

Pedestrian activity in the core area is to be 

enhanced.

The core area should be enhanced as the pedestrian heart of Downtown Kirkland.  Land uses should be 
oriented to the pedestrian, both in terms of design and activity type.  Appropriate uses include retail, restaurant, 
office, residential, cultural, and recreational. 

Restaurants, delicatessens, and specialty retail shops, including fine apparel, gift shops, art galleries, import 
shops, and the like constitute the use mix and image contemplated in the Vision for Downtown.  These uses 
provide visual interest and stimulate foot traffic and thereby provide opportunities for leisure time strolling 
along Downtown walkways for Kirklanders and visitors alike. 

Drive-through facilities and ground-floor

offices are prohibited. 

The desired pedestrian character and vitality of the core area requires the relatively intensive use of land and 
continuous compact retail frontage.  Therefore, automobile drive-through facilities should be prohibited.  
Similarly, office uses should not be allowed to locate on the ground level.  These uses generally lack visual 
interest, generate little foot traffic, and diminish prime ground floor opportunities for the retail uses that are 
crucial to the ambiance and economic success of the core area. 

The attractiveness of the core area for pedestrian activity should be maintained and enhanced.  Public and 
private efforts toward beautification of the area should be promoted.  Mitigation measures should be 
undertaken where land uses may threaten the quality of the pedestrian environment.  For example, in areas 
where take-out eating facilities are permitted, a litter surcharge on business licenses should be considered as a 
means to pay for additional trash receptacles or cleaning crews. 

The creation and enhancement of public open 

spaces is discussed. 

Public open spaces are an important component of the pedestrian environment.  They provide focal points for 
outdoor activity, provide refuge from automobiles, and stimulate foot traffic which in turn helps the retail 
trade.  The establishment and use of public spaces should be promoted.  Surface parking lots should be 
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eliminated in favor of structured parking. In the interim, their role as one form of open area in the Downtown 
should be improved with landscaped buffers adjacent to rights-of-way and between properties.  Landscaping 
should also be installed where rear sides of buildings and service areas are exposed to pedestrians. 

A high-priority policy objective should be for developers to include only enough parking stalls in their projects 
within the core area to meet the immediate need and to locate the majority of their parking in the core frame.  
This approach would reserve the majority of core land area for pedestrian movement and uses and yet 
recognize that the adjacent core frame is within a very short walk. 

The City should generally avoid vacating alleys and streets in the core area.  The existing network of street and 
alleys provides a fine-grained texture to the blocks which allows service access and pedestrian shortcuts.  The 
small blocks also preclude consolidation of properties which might allow larger developments with less 
pedestrian scale.  Vacations may be considered when they will not result in increased building mass and there 
is a substantial public benefit.  Examples of public benefit might include superior pedestrian or vehicular 
linkages, or superior public open space. 

NORTHWEST CORE FRAME

Office and office/multifamily mixed-use 

projects are appropriate in the Northwest 

Core Frame. 

The Northwest Core Frame includes the area south of City Hall and north of the core area.  This area should 
develop with office, or office/multifamily mixed-use projects, whose occupants will help to support the 
commercial establishments contained in the core.  Retail and restaurant uses are desirable provided that they 
have primary access from Central Way. 

This area presents an excellent opportunity for the development of perimeter parking for the core area and is so 
shown in the Downtown Master Plan (Figure C4).  Developers should be encouraged to include surplus public 
parking in their projects, or to incorporate private parking “transferred” from projects in the core or funded by 
the fee-in-lieu or other municipal source.  While pedestrian pathways are not as critical in this area as they are 
in the core, drive-through facilities should nevertheless be encouraged to locate elsewhere, to the east of 3rd 
Street. 

Northeast Core Frame 

A broad range of commercial uses should be 

encouraged in the Northeast Core Frame. 

The Northeast Core Frame currently contains the bulk of the Downtown area’s automobile-oriented uses.  
Redevelopment or new development in this area should be encouraged to represent a broader range of 
commercial uses. 

Future development should set the bulk of structures back from the street while providing low, one-story retail 
shops at the edge of the sidewalk.  Development should also underground utilities, and incorporate parking lot 
landscaping and a reduction in lot coverage in site design.  This will present an open, green face to Central 
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Way and, in conjunction with Peter Kirk Park on the south side of the street, create a tree-lined boulevard 
effect as one approaches the core area from the east. 

EAST CORE FRAME

Development in the East Core Frame should 

be in large, intensively developed mixed-use 

projects.

The East Core Frame is located east of Peter Kirk Park, extending from Kirkland Way northerly to 7th Avenue.  
The area includes the area where the Kirkland Parkplace shopping center as well as several large office 
buildings and large residential complexes. South of Central way, the area is largely commercial and provides 
significant opportunities for redevelopment.is located, and extends northerly to 7th Avenue. Developments in 
this area should continue to represent a wide range of uses, in several large, mixed-use projects. However, 
bBecause theis area between Central Way and Kirkland Way provides the best opportunities in the Downtown 
for creating a strong vital employment base, redevelopment for this area should continue to emphasize office 
use should be emphasized redevelopment over residential. Within the Parkplace center site, however, retail 
uses should be a significant component of a mixed use complex.

Limited residential use should be allowed as a complementary use.adjoining the eastern edge of Peter Kirk 
Park as a complementary use. These residential uses should be designed to accommodate the active nature of 
the park (e.g., noise, lighting, etc.) to avoid potential conflicts between future residents and park uses.

The north side of Central Way, within the East Core Frame, has been redeveloped to nearly its full potential 
with high density residential uses. 

SOUTH CORE FRAME

Retail, office, and office/multifamily mixed-

use projects are suitable for the South Core 

Frame.

The South Core Frame immediately abuts the southern boundary of the core area.  This area is suitable for 
retail, office, and office/multifamily mixed-use projects.

Public parking may be provided in the South 

Core Frame. 

The South Core Frame, like the Northwest Core Frame, presents an excellent opportunity for the development 
of close-in public parking.  Developers should be allowed to include surplus public parking in their projects in 
this area or to accommodate private parking “transferred” from the core or funded by “fee-in-lieu” or other 
municipal source. 

The western half of the South Core Frame should develop more intensively than the eastern half of this area, 
due to its proximity to the Downtown core.  The vacation of 1st Avenue South, west of 2nd Street South, and 
1st Street South should be considered as a means of concentrating more intensive development to the west.
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Mitigation measures to reduce impacts on 

single-family residences may be required. 

As this area lies just north of an established single-family neighborhood, mitigation measures may be required 
to minimize the impacts of any new nonresidential development on these single-family homes.  These 
measures may include the restriction of vehicle access to projects within the South Core Frame to 
nonresidential streets.  Public improvements, such as physical barriers to restrict traffic flow in these areas, 
may be considered.  The architectural massing of projects in this area should be modulated both horizontally 
and vertically to reduce their visual bulk and to reflect the topography which presently exists. 

C. URBAN DESIGN

The urban design of Downtown Kirkland consists of many disparate elements which, together, define its 
identity and “sense of place.” This document provides policy guidelines for the design of private development 
and a master plan for the development of the public framework of streets, pedestrian pathways, public 
facilities, parks, public buildings, and other public improvements (see Figure C4). 

The following discussion is organized into three sections: 

A. Downtown Design Guidelines and Design Review; 

B. Building Height and Design Districts; and 

C. The Image of the City: Urban Design Assets. 

DOWNTOWN DESIGN GUIDELINES
AND DESIGN REVIEW

Mechanics of Design Review are described. 

The booklet entitled “Design Guidelines for Pedestrian-Oriented Business Districts,” which is adopted in 
Chapter 3.30 of the Kirkland Municipal Code, contains policy guidelines and concepts for private development 
in Downtown Kirkland.  The booklet includes an explanation of the mechanics of the Design Review process 
to be used for all new development and major renovations in the Downtown area.  The booklet entitled “Master 
Plan and Design Guidelines for Kirkland Parkplace” contains guidelines for the master planned development of 
the Kirkland Parkplace site (Design District 5A). Discretion to deny or condition a design proposal is based on 
specific Design Guidelines or a master plan adopted by the City Council and administered by the Design 
Review Board and Planning Department.  Design Review enables the City to apply the Guidelines in a 
consistent, predictable, and effective manner. 
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The Guidelines are intended to balance the desired diversity of project architecture with the equally desired 
overall coherence of the Downtown’s visual and historic character.  This is to be achieved by injecting into 
each project’s creative design process a recognition and respect of design principles and methods which 
incorporate new development into Downtown’s overall pattern.  The Guidelines would be applied to any 
specific site in conjunction with the policy guidance provided by the Downtown Master Plan and the following 
text regarding Design Districts. 

The Design Review Process enables the City to require new development to implement the policy guidance 
contained in the Guidelines, the Master Plan for Downtown, and to protect and enhance the area’s urban design 
assets.  A more complete description of how Design Review should operate is found in the Zoning Code. 

BUILDING HEIGHT AND
DESIGN DISTRICTS

Figure C5 identifies eight height and design districts within Downtown Kirkland.  The boundaries of these 
districts are determined primarily by the topographical characteristics of the land and the area’s proximity to 
other noncommercial uses. 

Design District 1 

Maximum building height in Design District 

1 is between two and five stories, depending

on location and use. 

This district is bordered by Lake Street, Central Way, 3rd Street, and generally 1st Avenue South.  When 
combined with District 2, this area corresponds to the core area as shown in Figure C3. 

The maximum building height in this area should be between two and five stories with no minimum setback 
from property lines.  Stories above the second story should be set back from the street.  To preserve the 
existing human scale of this area, development over two stories requires review and approval by the Design 
Review Board based on the priorities set forth in this plan. 

Buildings should be limited to two stories along all of Lake Street South to reflect the scale of development in 
Design District 2.  Along Park Lane west of Main Street, Third Street, and along Kirkland Avenue, a maximum 
height of two stories along street frontages will protect the existing human scale and pedestrian orientation.  
Buildings up to three stories in height may be appropriate along Central Way to reflect the scale of 
development in Design District 8 and as an intermediate height where adequately set back from the street.  A 
continuous three-story street wall should be avoided by incorporating vertical and horizontal modulations into 
the design of buildings. 

The portions of Design District 1 designated as 1A in Figure C-5 should be limited to a maximum height of 
three stories. As an incentive to encourage residential use of upper floors and to strengthen the retail fabric of 
the Core Area, a fourth story of height may be allowed. This additional story may be considered by the Design 
Review Board for projects where at least two of the upper stories are residential, the total height is not more 
than four feet taller than the height that would result from an office project with two stories of office over 
ground floor retail, stories above the second story are set back significantly from the street and the building 
form is stepped back at the third and fourth stories to mitigate the additional building mass, and the project 
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provides superior retail space at the street level. Rooftop appurtenances and related screening should not 
exceed the total allowed height, and should be integrated into the height and design of any peaked roofs or 
parapets.

The portions of Design District 1 designated as 1B in Figure C-5 provide the best opportunities for new 
development that could contribute to the pedestrian fabric of the Downtown.  Much of the existing 
development in these areas consists of older auto-oriented uses defined by surface parking lots and poor 
pedestrian orientation.  To provide incentive for redevelopment and because these larger sites have more 
flexibility to accommodate additional height, a mix of two to four stories in height is appropriate.  East of Main 
Street, development should combine modulations in building heights with modulations of facade widths to 
break large buildings into the appearance of multiple smaller buildings.  South of Kirkland Avenue, building 
forms should step up from the north and west with the tallest portions at the base of the hillside to help 
moderate the mass of large buildings on top of the bluff.  Buildings over two stories in height should generally 
reduce the building mass above the second story. 

As with Design District 1A, an additional story of height may be appropriate in 1B to encourage residential use 
of the upper floors and to strengthen the retail fabric in the Core Area.  This additional story may be considered 
by the Design Review Board for projects where at least three of the upper stories are residential, the total 
height is not more than one foot taller than the height that would result from an office project with three stories 
of office over ground floor retail, stories above the second story are set back significantly from the street and 
the building form is stepped back at the at the third, fourth, and fifth stories to mitigate the additional building 
mass, and the project provides superior retail space at the street level.  Rooftop appurtenances and related 
screening should not exceed the total allowed height, and should be integrated into the height and design of any 
peaked roofs or parapets. 

Design considerations of particular importance in this area are those related to pedestrian scale and orientation.  
Building design at the street wall should contribute to a lively, attractive, and safe pedestrian streetscape.  This 
should be achieved by the judicious placement of windows, multiple entrances, canopies, awnings, courtyards, 
arcades, and other pedestrian amenities.  Service areas, surface parking, and blank facades should be located 
away from the street frontage. 

Design District 2 

One to three stories in building height above 

Central Way or Lake Street are appropriate in 

Design District 2, depending on location. 

This area is bordered by the shoreline, Central Way, Lake Street, and 3rd Avenue South.  This area serves as 
the link between Downtown and the Lake and helps define the traditional pedestrian-oriented retail 
environment.  In addition, the existing low development allows public views of the Lake from many vantages 
around the Downtown and allows evening sun into the Downtown core.  To emphasize this link and the 
traditional role, building heights in this area should remain low.  Two stories above the street are appropriate 
along Central Way and south of Kirkland Avenue.  Along Lake Street South between Kirkland Avenue and 
Central Way, buildings should be limited to one story above the street.  Two stories in height may be allowed 
in this area where the impacts of the additional height are offset by substantial public benefits, such as through-
block public pedestrian access or view corridors.  Buildings over one story in this area should be reviewed by 
the Design Review Board for both design and public benefit considerations.  These benefits could also be 
provided with the development of the Lakeshore Plaza project identified in the Downtown Master Plan (see 
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Figure C-4). Building occurring in conjunction with that project or thereafter should be reviewed in relation to 
the new context to determine whether two stories are appropriate. South of Second Avenue South, buildings up 
to three stories above Lake Street South are appropriate.  Buildings over two stories should be reviewed by the 
Design Review Board to ensure an effective transition along the street and properties to the south. 

As in District 1, pedestrian orientation is an equally important design consideration in District 2.  In addition, 
improvements related to the visual or physical linkage between building in this area and the lake to the west 
should be incorporated in building design. 

The public parking lot located near Marina Park at the base of Market Street is well suited for a parking 
structure of several levels, due to its topography.  Incentives should be developed to encourage the use of this 
site for additional public parking. 

Design Districts 3 and 7

Maximum building height is three stories in 

Design Districts 3 and 7. 

These districts are east of 3rd Street, north of Central Way, and south of Peter Kirk Park.  Maximum building 
height should be three stories, with a minimum front yard setback of 20 feet and maximum lot coverage of 80 
percent.  Lower portions of projects with a pedestrian orientation should be allowed to encroach into the 
setbacks to stimulate pedestrian activity and links to eastern portions of the Downtown.  Street trees and 
ground cover are appropriate along Kirkland Avenue and Central Way.  By keeping structures in this area 
relatively low-rise and set back from the street, views from upland residences can be preserved and the 
openness around Peter Kirk Park enhanced. 

In Design District 3, the restriction of access points to nonresidential streets may be necessary in order to 
prevent a negative impact of development in this area on the single-family enclave which exists to the south. 

Design District 4

Maximum building height to be four stories. 

This district is located south of 1st Avenue South, east of 1st Street South.  Land in this area is appropriate for 
developments of four stories in height. 

The method for calculating building height should be modified for this area as described in the discussion of 
height calculation for structures in District  8.  The opportunity to take advantage of substantial grade changes 
with terraced building forms also exists in the western half of District  4.  

Vehicular circulation will be an important consideration in project design in this area.  The restriction of access 
points to nonresidential streets in order to prevent a negative impact of development in this area on the single-
family enclave which exists to the south may be necessary. 

Design District 5 
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Building heights of two to five stories are 

appropriate in Design District 5. 

This district lies at the east side of Downtown between Central WayDesign District 5A and Kirkland Way.  
Maximum building height should be between three and five stories.  The existing mix of building heights and 
arrangement of structures within the district preserves a sense of openness within the district and around the 
perimeter.  Placement, size, and orientation of new structures in this district should be carefully considered to 
preserve this sense of openness.  Buildings over two stories in height should be reviewed by the Design Review 
Board for consistency with applicable policies and criteria.  Within the district, massing should generally be 
lower toward the perimeter and step up toward the center.  Facades Portions of buildings facing Central Way,
Kirkland Way, and Peter Kirk Park should be limited to between two and three stories, with taller portions of 
the building stepped back significantly.  Buildings over three stories in height should generally reduce building 
mass above the third story. 

Buildings fronting Peter Kirk Park and the Performance Center should be well modulated, both vertically and 
horizontally, to ease the transition to this important public space.  Buildings should not turn their backs onto 
the park with service access or, blank walls, etc.  Landscaping and pedestrian linkages should be used to create 
an effective transition. Residential development should be designed to integrate into both the office/retail
character of the zone and the active urban nature of Peter Kirk Park. Residential development should also be 
limited to those portions of the property fronting on park green space, rather than those portions fronting the 
Teen Center and Performance Center.

Design considerations related to vehicular and pedestrian access, landscaping, and open space are particularly 
important in this area.  The intersection of 6th Street and Central Way is a prominent gateway to the 
Downtown. New development in this area should have a positive impact on the image of Kirkland and should 
be designed to enhance this entry.  Within the district, a north-south vehicular access between Central Way and 
Kirkland Way should be preserved and enhanced with pedestrian improvements. 

Design Districts 5A

Building heights of 3 to 8 stories are 

appropriate in Design District 5A. 

This district lies at the east side of Downtown between Central Way and Design District 5 and is commonly 
known as Parkplace. Design considerations related to vehicular and pedestrian access, landscaping, and open 
space are particularly important in this area. Within the district a north-south vehicular access between Central 
Way and Kirkland Way should be preserved and enhanced with pedestrian improvements.

Redevelopment of this area should be governed by the Kirkland Parkplace Master Plan and Design Guidelines
as set forth in the Kirkland Municipal Code. Heights of up to eight stories are appropriate as an incentive to 
create a network of public open spaces around which is organized a dynamic retail destination. Development 
under the Master Plan and Design Guidelines should guide the transformation of this district from an auto-
oriented center surrounded by surface parking into a pedestrian-oriented center integrated into the community 
by placing parking underground; activating the streets with retail uses; and creating generous pedestrian paths, 
public spaces and gathering places. Pedestrian connections to adjoining streets, Peter Kirk Park, and adjoining 
developments should be incorporated to facilitate the integration of the district into the neighborhood. 
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Residential development could be designed to integrate into both the office/retail character of the zone and the 
active urban nature of Peter Kirk Park. Special attention to building design, size, and location should be 
provided at three key locations: at the intersection of Central Way and Sixth Street to define and enhance this
important downtown gateway; along Central Way to respond to the context along the north side of street; and 
facing Peter Kirk Park to provide a transition in scale to downtown’s central greenspace.

Because of the intensity of land use in 5A, the design of the buildings and site should incorporate aggressive 
sustainability measures, including low impact development measures, deconstruction, green buildings, and 
transportation demand management.

Design District 6

Maximum building heights of two to four

stories are appropriate for Design District 6. 

This large block of land located between 5th Street and 6th Street, north of Central Way, and south of 7th 
Avenue, is identified as a major opportunity site for redevelopment elsewhere in this document.  Figure C6 
contains a schematic diagram of design and circulation considerations that should be incorporated in the 
redevelopment of this district.  Development of this district should be relatively intensive and should be 
physically integrated through pedestrian access routes, design considerations, and intensive landscaping. 

Safe, convenient, and attractive pedestrian connections across the district should be provided.  This path should 
be designed under a covered enclosure or arcade along the storefronts in this area.  Visual interest and 
pedestrian scale of these storefronts will contribute to the appeal of this walkway to the pedestrian.  A 
connection of this pathway to Central Way should be made, with a continuation of the overhead enclosure to 
unify this pedestrian route. 

Design considerations related to vehicular and pedestrian access, landscaping, and open space are particularly 
important in this area.  The intersection of 6th Street and Central Way is a prominent gateway to the 
Downtown.  New development in this area should have a positive impact on the image of Kirkland and should 
be designed to enhance this entry. 

A substantial building setback or mitigating design such as the site configuration on the south side of Central 
Way is necessary in order to preserve openness at this important gateway site.  The northeast and southeast 
corners of this block should be set aside and landscaped to provide public open spaces or miniparks at these 
gateways.  Side-yard setbacks, however, should be minimal to reduce the appearance of a building surrounded 
by a parking area. 

The northern portion of this district should be developed in uses that are residential both in function and scale.  
Access to this portion of the site may be either from 7th Avenue or from one of the adjacent side streets.  Some 
of the significant trees along 7th Avenue should be incorporated into the site design as a means of softening the 
apparent mass of any new structures and to provide additional elements of continuity facing the single-family 
residences along 7th Avenue.  In addition, building mass should step down toward 7th Avenue and design 
consideration should be given to the massing and form of single-family homes to the north. 

Design District 8 
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Building heights of two to four stories are 

appropriate, depending on location. 

This district is located north of Central Way and south of 4th Avenue, between Market Street and 3rd Street.  
Maximum building height should be three stories abutting Central Way and two stories at 3rd and 4th 
Avenues.  Structures which do not abut either of these streets should be allowed to rise up to four stories. 

Building height calculation should require 

terracing of building forms on sloped sites. 

Where dramatic elevation changes exist in this district, an innovative method of calculating height is 
appropriate.  In order to encourage the terracing of building forms on the hillside, building height should be 
calculated relative to the ground elevation above which the individual planes of the structure lie.  Additional 
bulk controls should apply to restrict the height within 100 feet of noncommercial neighborhoods to the same 
height allowed in the adjacent zone.  Heights on the north side should step down to ease the transition to the 
core area and moderate the mass on top of the hillside. 

Vehicular circulation to nonresidential portions of projects within this area should not occur on primarily 
residential streets.  In addition, design elements should be incorporated into developments in this area which 
provide a transition to the residential area to the north. 

THE IMAGE OF THE CITY:
URBAN DESIGN ASSETS

Many of Downtown’s urban design assets are mapped on the Master Plan (Figure C4) or are discussed 
explicitly in the text of the Height and Design Districts or the Downtown Design Guidelines.  The following 
text should read as an explanation and amplification of references made in those two parts of the Downtown 
Plan.

Visual Landmarks 

Lake Washington is a major landmark in 

Downtown Kirkland. 

The most vivid landmark in Downtown Kirkland is Lake Washington.  The lake provides a sense of openness 
and orientation and is a prominent feature from two of the three main approaches to the Downtown.  Many 
residents and visitors to Kirkland form their impressions of the community from these important vantage 
points.  The preservation and enhancement of views from the eastern (NE 85th StreetCentral Way) and northern 
(Market Street) approachesgateways is a high-priority policy objective. 

Despite the prominence from these vantage points, the core area is not well oriented to capitalize on its 
waterfront setting.  The existing activity centers of the retail core and the lake are separated by large surface 
parking lots.  The City and property owners around Marina Park should aggressively pursue opportunities to 
correct this deficiency by structuring the existing surface parking below a public plaza.  This open space 
amenity could redefine the Downtown and become the focal point of the community. 
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Other outstanding visual landmarks include the large green expanse of Peter Kirk Park, which provides an open 
space relief to the densely developed Downtown core to the west.  The Peter Kirk Park civic and cultural 
facilities (Library, Municipal Garage, Peter Kirk Pool, Kirkland Performance Center, Peter Kirk Community 
Center, Teen Union Building)library and Senior Center building located at the southeast edge of Peter Kirk 
Park, as well as the METRO transit center at the western boundary of the park, are also well-known local 
landmarks.

The City Hall facility provides an important visual and civic landmark on the northern slope above the 
Downtown.  Marina Park and the pavilion structure situated there are also symbolic reference points of 
community, recreational, and cultural activities. 

There are a number of features in and nearby the Downtown area with historic significance which add to its 
visual character and historic flavor.  These landmarks include the historic buildings on Market Street and the 
old ferry clock on Lake Street at Kirkland Avenue.  These structures should be recognized for their community 
and historic value, and their preservation and enhancement should have a high priority.  In contrast to the bland 
architecture of many of the buildings in the Downtown constructed since the 1940’s, some of the older 
structures help define the character of the Downtown.  The City will consider preserving this character through 
a process of inventorying these structures and adopting historic protection regulations.  New regulations could 
range from protecting the character of designated historic buildings to protecting the actual structure.  Some 
form of preservation would provide continuity between the Downtown vision and its unique past. 

Public Views

Important Downtown views are from the

northern, southern, and eastern gateways. 

A number of dramatic views exist in the Downtown and its immediate vicinity due to the hills, the valley, and 
the sloping land areas which form the bowl-like topography which characterizinges the City’s center.  One of 
the views most often associated with Downtown Kirkland is from NE 85th Street just west of Interstate 405the
eastern gateway, where Central Way meets 6th Street.  From this vantage point, the hills north and south of the 
core area form a frame for a sweeping view of Lake Washington in the distance and the Olympic mountain 
range beyond. 

Another striking view, identified in Figure C4, is from the Market Street entry into Downtown.  This approach 
is met with a view of the lake, Marina Park and its pavilion, and the City’s shoreline.  This view could be 
enhanced with redevelopment of the GTE site, where the existing massive building substantially diminishes 
this broad territorial view. 

Where the Kirkland Avenue and 2nd Avenue South rights-of-way cross Lake Street and continue to Lake 
Washington, an unobstructed view of open water is visible to pedestrians and people traveling in vehicles.  
These views are very valuable in maintaining the visual connection and perception of public accessibility to the 
lake.  These views should be kept free of obstruction. 

Gateways 

Topographic changes define gateways into the 

Downtown area. 
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The gateways into Downtown Kirkland are very clear and convey a distinct sense of entry.  Two of the 
Downtown’s three major gateways make use of a change in topography to provide a visual entry into the area. 

At the eastern boundary of the Downtown area, Central Way drops toward the lake, and the core area comes 
clearly into view.  This gateway could be enhanced by an entry sign, similar to one located farther up the hill to 
the east, or some other distinctive structure or landscaping feature. 

A second major gateway is the Downtown’s northern entrance where Market Street slopes gradually down 
toward Marina Park.  The historic buildings at 7th Avenue begin to form the visual impression of Downtown’s 
character and identity, and the landscaped median adds to the boulevard feeling of this entryway.  Some type of 
sign or other feature could be incorporated into the improvements to the Waverly site. 

At the Downtown’s southern border, the curve of Lake Street at about 3rd Avenue South provides a very clear 
gateway into the commercial core.  It is at this point that the transition from residential to retail uses is 
distinctly felt.  Here, also, is an opportunity to enhance this sense of entry by creation of literal gateposts, signs, 
or landscape materials. 

Pathways

An extensive network of pedestrian pathways

covers the Downtown area. 

The size and scale of Downtown Kirkland make walking a convenient and attractive activity.  An extensive 
network of pedestrian pathways covers the Downtown area, linking residential, recreational, and commercial 
areas.  Downtown Kirkland is a pedestrian precinct unlike virtually any other in the region.  It is almost 
European in its scale and quality. 

The core of the shopping district, with its compact land uses, is particularly conducive to pedestrian traffic.  
Both sides of Lake Street, Park Lane, and Kirkland Avenue are major pedestrian routes.  Many residents and 
visitors also traverse the land west of Lake Street to view and participate in water-oriented activities available 
there.

The Downtown area’s major east/west pedestrian route links the lake with Peter Kirk Park, the Kirkland 
Parkplace shopping center, and areas to the east.  For the most part, this route is a visually clear pathway, with 
diversity and nearby destinations contributing to its appeal to the pedestrian. Enhancement and improved 
definition of this important east-west pedestrian corridor would help link Parkplace Place with the rest of the 
shopping district. 

Minor pedestrian routes link the residential areas north of Central Way and south of Kirkland Avenue.  These 
linkages need to be strengthened in order to accommodate the residential and office populations walking from 
the Norkirk Neighborhood and core frames, respectively.  Additional improvements, such as brick paver 
crosswalks, pedestrian safety islands, and signalization, are methods to strengthen these north-south linkages. 

Enhancement of Downtown pedestrian routes 

should be a high-priority objective. 
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Enhancement of the Downtown area’s pedestrian routes should be a high-priority policy and design objective.  
For example, minor architectural features and attractive and informative signs should be used to identify public 
pathways.  Public and private efforts to make pedestrian walkways more interesting, functional, convenient, 
and safe, should be strongly supported.  Figure C4 highlights a number of projects proposed for this purpose.  
These projects are discussed in detail elsewhere in this text.

D. PUBLIC FACILITIES

OPEN SPACE/PARKS

Four major park sites are critical to the Downtown’s feeling of openness and greenery.  These parks weave a 
noncommercial leisure-time thread into the fabric of the area and provide a valuable amenity, enhancing 
Downtown’s appeal as a destination.  Each of the major approaches to the Downtown is met with a park, with 
the Waverly site and Marina Park enhancing the northern entry, and Peter Kirk Park and Dave Brink Park 
augmenting the eastern and southern approaches.  Physical improvements in and near these parks should 
strengthen their visual prominence and prevent view obstruction. 

Marina Park and Peter Kirk Park in particular are well-used by families and recreational groups.  Public 
facilities at these parks should continue to expand opportunities for residents, such as the installation of 
permanent street furniture and play equipment for children at Marina Park. 

Pedestrian improvements should be made to 

improve connections between parks and 

nearby facilities. 

Downtown projects which are not directly related to the parks should continue to locate adjacent to the parks, 
and in some cases, should share access or parking.  Impacts from projects, such as the tour boat dock at Marina 
Park and the METRO transit center at Peter Kirk Park, should be minimized.  Efforts to provide continuity 
between these facilities and the parks through the use of consistent walkway materials, landscaping, and other 
pedestrian amenities, will help to reduce the appearance of a separation of uses at these locations. 

The boat launch ramp which exists at Marina Park is an important amenity in the community.  It should be 
retained until another more suitable location is found. 

OTHER PUBLIC FACILITIES

City Hall and the Peter Kirk Park civic and cultural center Library/Senior Center facility add to the community 
atmosphere and civic presence in the Downtown area.  The plan for Downtown developed in 1977 
recommended that the City Hall facility be moved from its previous location in the core area to its present site 
overlooking the Downtown from the northern slope.  In its new location, City Hall is close enough to 
Downtown to contribute workers to the retail and restaurant trade, as well as to provide a visually prominent 
and symbolic landmark when viewed from the Downtown. 
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Public efforts to assist the Downtown business 

district should be continued. 

The City should help to foster economic vitality in the Downtown by working with the private sector and by 
encouraging independent efforts toward economic development by the private sector.  Such assistance to the 
business community might include supporting efforts to establish local improvement or business improvement 
districts.  This could take the form of seed money for preliminary studies and the dissemination of information. 

Other public efforts to strengthen the Downtown business climate should include the continued promotion of 
public projects such as the tour boat dock, in addition to continued support for private projects such as the 
Lakeshore Plaza Boardwalk, which would help to implement public policy goals.

E. CIRCULATION

PEDESTRIAN

Pedestrian routes should have equal priority to vehicular routes in Downtown circulation. 

Pedestrian amenities and routes should continue to be improved, and should be given equal priority with that of 
vehicular routes for circulation within the Downtown.  Modifications to the street network and traffic patterns 
should not be allowed to disrupt Downtown pedestrian activity and circulation. 

To be a truly successful walking environment, the core area of the Downtown must be safe, convenient, and 
pleasant for the pedestrian.  Pedestrian safety would be increased greatly by reducing opportunities for 
conflicts with cars.  The reprogramming of crosswalk signals to favor the pedestrian would discourage 
jaywalking and allow sufficient time for slower walkers to cross the street. 

Convenience to the pedestrian will be enhanced by improving the directness and ease of pedestrian routes.  
“Shortcuts” between streets, or even between buildings, can link pedestrian routes over large distances where 
vehicles cannot circulate.  Coordinated public directory signs and maps of walkways should be developed to 
clearly identify public pathways for the pedestrian.

A system of overhead coverings should be 

considered to improve the quality of

pedestrian walkways year-round. 

The pleasures of walking in the Downtown area would be enhanced by the installation of minor public 
improvements, such as street furniture (benches, planters, fountains, sculptures, special paving treatments), 
flower baskets, and coordinated banners and public art.  The creation of a system of overhead coverings such 
as awnings, arcades, and marquees would provide protection to the pedestrian during inclement weather, 
allowing for pedestrian activity year-round.  All of these features would add visual interest and vitality to the 
pedestrian environment. 
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Brick crosswalks have been installed at 3rd Street and Park Lane in conjunction with the METRO transit center 
facility.  The expansion of the use of brick for crosswalks throughout the Downtown should be considered.  In 
any case, additional restriping of crosswalks in the Downtown area should be actively pursued. 

The establishment and improvement of pedestrian pathways between activity centers should be a high-priority 
policy objective.  Major pedestrian routes within the Downtown area are identified in Figure C4.  Major 
pathways include the extensive east-west “spine” or “Park Walk Promenade,” which links the lake with points 
east of 6th Street and the shoreline public access trail. 

The Downtown Master Plan also identifies other important pedestrian routes which provide north-south 
pedestrian access.  Improvements to these pathways should be promoted, particularly at the intersection of 6th 
Street and Central Way.  Elevated crosswalks should be considered among the alternatives reviewed for 
pedestrian access across Central Way.  Disadvantages to elevated crosswalks which should be considered are 
potential view blockage and the loss of on-street pedestrian traffic. 

The portion of the Park Walk Promenade spanning Peter Kirk Park was installed by the City during renovation 
of the park facilities.  The walk serves the Senior CenterPeter Kirk Park civic and cultural center and library, as 
well as commercial areas to the east and west.  This walkway should be expanded upon when the remaining 
land south of Kirkland Parkplace develops. 

Figure C4 illustrates pedestrian system improvements for the two major routes which are intended to serve 
several purposes.  These projects would improve the safety, convenience, and attractiveness of foot traffic in 
the Downtown, provide shelter from the weather, and create a unifying element highlighting the presence of a 
pedestrian linkage. 

A large public plaza should be constructed 

west of buildings on Lake Street to enhance 

the Downtown’s lake front setting (See Figure

C-4).

The Lakeshore Plaza shown on the Downtown Master Plan envisions a large public plaza constructed over 
structured parking.  Ideally, the plaza would be developed through public/private partnerships to provide a 
seamless connection between the Downtown and the lake.  The plaza would be at the same grade as Lake 
Street and would provide visual and pedestrian access from a series of at-grade pedestrian connections from 
Central Way and Lake Street. 

The Park Walk Promenade identified on the Downtown Master Plan should consist of a series of minor 
structures placed at prominent locations along the walkway in order to clearly identify the pathway throughout 
its length, as well as to provide some protection during wet weather.  The plexiglas and metal “space frames” 
used at Mercer Island’s Luther Burbank Park and at the Seattle Center are possible design options for 
protective structures.  The concrete and metal gateway feature where Parkplace abuts Peter Kirk Park is a good 
model for visual markers along the east-west pedestrian spine. 

VEHICULAR

Automobiles and public transit are the modes of transportation which move people in and out of the 
Downtown, and often between the core area and the frame.  Within the Downtown, pedestrian circulation 
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should be given equal priority with vehicular circulation.  A primary circulation goal should be to emphasize 
pedestrian circulation within the Downtown, while facilitating vehicle access into and out of the Downtown. 

Alternate traffic routes should be considered. 

Lake Street should be designated to function as a major pedestrian pathway.  The objectives for land use and 
pedestrian circulation should be seriously considered during any plans for traffic and roadway improvements 
on Lake Washington Boulevard.  The goal to discourage commuter traffic on the boulevard should not be 
viewed independently from the need to retain vehicle access for tourists, shoppers, and employees to the 
Downtown.

State Street should continue to serve as a major vehicular route, bringing shoppers and workers into the 
Downtown area.  Sixth Street should be developed to accommodate additional vehicles.  Future plans for Lake 
Street and Lake Washington Boulevard may include the diversion of cars from the Downtown area, and 6th 
Street would provide the most appropriate north/south alternative route.  The existence of commercial 
development on this street renders it more appropriate than State Street to handle substantial commuter traffic. 

The use of public transportation to the 

Downtown should be encouraged. 

Third Street has been designed for the pedestrian and public transit user, with the METRO transit center 
located on this street.  The use of public transportation as an alternative for people who work or shop in the 
Downtown should be encouraged.  Increased use of this mode of transportation would help to reduce traffic 
congestion and parking problems in the core area. 

The number of vehicular curb cuts in the Downtown area should be limited.  Both traffic flow in the streets and 
pedestrian flow on the sidewalks are disrupted where driveways occur.  In the core frame in particular, the 
placement of driveways should not encourage vehicles moving to and from commercial areas to travel through 
residential districts. 

PARKING

The core area is a pedestrian-oriented district, and the maintenance and enhancement of this quality should be a 
high priority.  Nevertheless, it should be recognized that pedestrians most often arrive in the core via an 
automobile which must be parked within easy walking distance of shops and services.  To this end, as 
discussed elsewhere in this chapter, private projects which include a substantial amount of surplus parking 
stalls in their projects should be encouraged to locate these parking stalls in the core frame. 

The Downtown area contains a variety of parking opportunities.  Four public parking lots exist in the 
Downtown area: at the west side of Peter Kirk Park, the street-end of Market Street at Marina Park, in 
Lakeshore Plaza, and at the intersection of Central Way and Lake Street.  These lots are shown on the 
Downtown Master Plan (Figure C4).

Public parking to be a permitted use on 

private properties north and south of the core 

area.
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Other sites that would be appropriate for public parking include the north and south slope of the Downtown as 
shown in Figure C4.  Public parking in these areas would help to serve core-area businesses, while not 
detracting from the dense pattern of development critical to the pedestrian environment there. 

More intensive development of existing parking areas should be considered as a way to provide more close-in 
public parking.  Certain sites, such as the Market Street-End lot and the Peter Kirk lot would adapt well to 
structured parking due to the topography in the immediate vicinity of these lots. Structuring parking below 
Lakeshore Plaza could make more efficient use of the available space and result in a dramatic increase in the 
number of stalls available. 

The fee-in-lieu of parking alternative allows developers in the core area to contribute to a fund instead of 
providing required parking on site.  The City’s authority to spend the monies in this fund should be expanded 
to include the use of the funds on private property in conjunction with parking facilities being provided by 
private developers. 

Another option for off-site parking should be considered which would allow developers to provide the parking 
required for their projects elsewhere in the core area or core frame.  This alternative should include the 
construction of parking stalls in conjunction with another developer, if it can be shown that the alternative 
parking location will be clearly available to the public and is easily accessible to the core area. 

The City’s parking management and enforcement program should be maintained.  The program should be 
evaluated periodically to assess its effectiveness, with revisions made when necessary. 



C. PLANNED AREA 5

The following text is excerpted from the Perimeter Areas section of the Moss Bay 
Neighborhood Plan to illustrate potential changes related to the Orni and Altom PARs 
within the context of the Plan.  For complete text and graphics, review the online version 
of the Plan from the City’s webpage.  Edited paragraphs are indicated in shaded text. 

High-density residential and office uses 

permitted in Planned Area 5. 

The eastern portion of the Central Neighborhood has been designated as Planned Area 5.  Due to 
topographic conditions and circulation patterns, land in Planned Area 5 is relatively secluded.  
The area has been designated for high-density residential and office uses because of the ability to 
buffer such high-density development from other uses in the area.  The area is developed 
primarily in high-density residential development while limited office uses exist in the 
northeasternwestern portion of the area.  In addition, a number of single-family homes as well 
as several parcels of vacant land remain in the area.  This planned area is divided into five 
subareas, based on the unique conditions for development within each area. 

Central A Subarea 

The Central A subarea of PLA 5 should be permitted to develop with high-density residential 
uses (up to 24 dwellings/acre).  Several If single-family homes remain in the area, however, and
they should be protected from incompatible high-density development.  Adjacent to single-family 
residential development, high-density structures should be set back and limited in height and 
horizontal dimension. 

West B Subarea 

The southern portion of Subarea B is aAdjacent to 6th Street and the entire subarea is south 
of 4th Avenue., Subarea B is heavily impacted by traffic, as well as existing and future 
commercial uses and offices to the west.  The noise and traffic make this area inappropriate for 
single-family use, while its ease of access and proximity to the Downtown makes it appropriate 
for both offices and multifamily uses at a density of up to 24 dwelling units per acre.  New 
development in this subarea should minimize access points directly onto 6th Street.  Access for 
offices, however, should be provided exclusively from 6th Street or 4th Avenue and precluded 



from Kirkland Way.  Structures should be limited to three stories in height.  Greater height 
limitation, large setbacks, and limitation on horizontal dimensions should be required 
adjacent to single-family dwellings in Subarea A.

North C Subarea 

Subarea C, located north of Subareas B and A, contains office development and the U.S.  Post 
Office facility serving Greater Kirkland.  Remaining land should develop as professional office or 
multifamily residential at a density of up to 24 dwelling units per acre.  Structures up to five or 
six stories in height are appropriate here for developments containing at least one acre.as tThe
adjacent steep hillside limits potential view obstruction from tall buildings.  At the same time, 
taller than normal structures could themselves take advantage of views to the west while 
maintaining greater open area on site and enhancing the greenbelt spine.  Greater height 
limitation, large setbacks, and limitation of horizontal dimensions should be required adjacent to 
single-family dwellings in Subarea A.

East D Subarea 

The easternmost third of PLA 5 is identified as Subarea D.  This area has developed in high-
density multifamily uses in recent years. There is also an existing office complex in the 
northwest portion of the Subarea.  The future redevelopment of this site could include 
either high density residential or mixed use office and residential.   Remaining developable 
land is limited to one parcel in the southeast portion of the subarea. Any other fFuture
development should be multifamily residential at a density of up to 24 dwelling units per acre.  
However, to minimize impacts of future development or redevelopment on remaining 
single-family dwellings in Subarea A, height limitations, large setbacks, and limitation of 
horizontal dimensions should be required where this development is adjacent to single-
family homes.

South E Subarea 

The most southerly subarea is the smallest and is somewhat isolated from the other subareas.  
Lying between 2nd Avenue and Kirkland Way, this area could develop with high-density 
multifamily residential (up to 24 units per acre).  Due to sight distance problems on Kirkland 
Way, access to and from this area should be restricted to 2nd Avenue.
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KZC 142.35 Design Board Review (D.B.R.) Process 

1.  Timing of D.B.R. – For any development activity that requires D.B.R. approval, the 
applicant must comply with the provisions of this chapter before a building permit 
can be approved; provided, that an applicant may submit a building permit 
application at any time during the design review process. An applicant may 
request early design review, but such review shall not be considered a 
development permit or to in any way authorize a use or development activity. An 
application for D.R. approval may be considered withdrawn for all purposes if the 
applicant has not submitted information requested by the City within 60 calendar 
days after the request and the applicant does not demonstrate reasonable 
progress toward submitting the requested information. 

2.  Public Meetings – All meetings of the Design Review Board shall be public 
meetings and open to the public. 

3.  Authority – The Design Review Board shall review projects for consistency with the 
following:

a. Design guidelines for pedestrian-oriented business districts, as adopted in 
Chapter 3.30 KMC. 

b. Design Guidelines for the Rose Hill Business District (RHBD) and the Totem 
Lake Neighborhood (TLN) as adopted in Chapter 3.30 KMC. 

c. The applicable neighborhood plans contained in the Comprehensive Plan for 
areas where Design Review is required. 

d. The Design Principles for Residential Development contained in Appendix C of 
the Comprehensive Plan for review of attached and stacked dwelling units 
located within the NE 85th Street Subarea and the Market Street Corridor. 

e. The Parkplace Master Plan and Design Guidelines for CBD 5A as adopted in 
Chapter 3.30 KMC. 

4.  The Design Review Board is authorized to approve minor variations in 
development standards within certain Design Districts described in KZC 
142.25(6)(a) provided the variation complies with the criteria of KZC 142.25(6)(b). 
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Draft Amendments to Kirkland Municipal Code Chapter 3.30 
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Chapter 3.30 

DESIGN REVIEW BOARD 

Sections:

3.30.010 Membership—Appointment—Compensation—Removal. 

3.30.020 Qualifications. 

3.30.030 Powers and duties. 

3.30.040 Design guidelines adopted by reference. 

3.30.050 Conflict of interest. 

3.30.010 Membership—Appointment—Compensation—Removal. 

The design review board shall be composed of seven appointed members. In 
addition, the director of planning and community development shall sit on the 
design review board (“DRB”) as a nonvoting member for purposes of advising the 
board on regulatory and urban design issues. Members shall be appointed by a 
majority vote of the city council, without regard to political affiliation. The 
members of the DRB shall serve without compensation. Each member shall be 
appointed to a four-year term; provided, that as to the two positions added in 
2003, one new member’s initial term shall expire March 31, 2005, and the other 
new member’s initial term shall expire March 31, 2007. Any vacancy shall be 
filled for the remainder of the unexpired term of the vacant position. When a 
member misses three or more consecutive meetings not excused by a majority 
vote of the DRB, the DRB will consider recommending removal of that member. 
The board shall recommend removal if the absences have negatively affected 
the board’s abilities to perform its duties. The recommendation will be forwarded 
to city council. Members finding themselves unable to attend regular meetings 
are expected to tender their resignations. A member may be removed by a 
majority vote of the city council. (Ord. 3901 § 1, 2003: Ord. 3683A § 1 (part), 
1999) 

3.30.020 Qualifications. 

Members of the design review board shall include design professionals and 
building/construction experts, and residents of Kirkland capable of reading and 
understanding architectural plans and knowledgeable in matters of building and 
design. The board shall at all times have a majority composition of professionals 
from architecture, landscape architecture, urban design/planning, or similar 
disciplines. In selecting members, professionals who are residents and/or whose 
place of business is within Kirkland will be preferred. (Ord. 3683A § 1 (part), 
1999) 

3.30.030 Powers and duties. 

The design review board shall have the responsibilities designated in the 
zoning code. In addition, the design review board shall perform such advisory 
functions related to design issues as designated by the city council. (Ord. 3683A 
§ 1 (part), 1999) 

3.30.040 Design guidelines adopted by reference. 



The design review board in combination with the authority set forth in Chapter 
142 of the zoning code shall use the following design guidelines documents to 
review development permits: 

(1) The document entitled “Design Guidelines for Pedestrian Oriented 
Business Districts” bearing the signature of the mayor and the director of the 
department of planning and community development dated August 3, 2004, is 
adopted by reference as though fully set forth herein. The city council shall 
consult with the planning commission prior to amending this document.

(2) The document entitled “Design Guidelines for the Rose Hill Business 
District” bearing the signature of the mayor and the director of the department of 
planning and community development dated January 3, 2006, is adopted by 
reference as though fully set forth herein. The city council shall consult with the 
planning commission prior to amending this document.

(3) The document entitled “Design Guidelines for the Totem Lake 
Neighborhood” bearing the signature of the mayor and the director of the 
department of planning and community development dated June 6, 2006, is 
adopted by reference as though fully set forth herein. The city council shall 
consult with the planning commission prior to amending this document.

(4) The document entitled “Kirkland Parkplace Mixed Use Development Master 
Plan and Design Guidelines” bearing the signature of the mayor and the director 
of the department of planning and community development dated ___________, 
is adopted by reference as though fully set forth herein. The city council shall 
consult with the planning commission prior to amending this document.

(4)(5) Text Amended. The following specific portions of the text of the design 
guidelines are amended as set forth in Attachment A attached to Ordinance 4106 
and incorporated by reference. (Ord. 4106 § 1, 2007; Ord. 4052 § 1, 2006: Ord. 
4038 § 1, 2006: Ord. 4031 § 1, 2006) 

3.30.050 Conflict of interest. 

If a member of the design review board is an applicant or a paid or unpaid 
advocate, agent, or representative for an applicant on a design review 
application, the member shall not participate in a decision on that design review 
application. (Ord. 3683A § 1 (part), 1999) 
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k o
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 p
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e c
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t d
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e C
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e p

ro
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.
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e p
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e c
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e c
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s d
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d d
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s f
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atm
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 o
f u

se
r g

ro
up

s a
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e c
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c d
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r b
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d c
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f c
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t b
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e l
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atm
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e d
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l re
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 fe
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 m
ar

ke
d b

y l
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o p
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n b
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f c
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 m
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g C
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 m
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s c
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a m
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2.
as

sin
Ar

tic
ul

at
io

n

In
te
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 o
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m
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g 
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h 
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f m
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m
ain

ta
in

 a 
pe

de
st

ria
n 

sc
ale

.

a.
In 

ge
ne

ra
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f b
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nd
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ial
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lud
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e c
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ale

d e
nv
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ov
ide
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r p
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f b
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ing
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d 
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d c
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en
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l q

ua
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d. 

Th
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se
 of
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n w
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ow
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 m
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ed
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s i

s s
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ly 
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e. 
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l e
xp
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e f
aç
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e, 
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of 
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 m
as
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ien
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uc
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s, 
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d w
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 en
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rca
te 
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nt 

ga
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str
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r m
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g c
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ith
in 
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 pr
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ct 
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. S
ee

 di
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ra
m 
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ft)
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ra
ge

d k
ey
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.
f.  

Bu
ild

ing
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d c
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ll d

es
ign

 co
nc

ep
t o
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h b
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lum
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ct 
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ra
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n t
o p
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p f
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 m
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at 
it i

s n
ot 

vis
ibl

e f
ro

m 
str

ee
ts 

an
d o

the
r 

pu
bli

c s
pa

ce
s. 

Us
e m

eth
od

s o
f r

oo
fto

p s
cre

en
ing

 th
at 

ar
e 

int
eg

ra
l to

 th
e b

uil
din

g’s
 fo

rm
. 

IL
DI

 D
ES

I
 

wi
nd

ow
 pa

tte
rn

s, 
ar

tic
ula

tio
n

ar
ch

ite
ctu

ra
l e

xp
re

ss
ion

wi
nd

ow
 pa

tte
rn

s, 
ar

tic
ula

tio
n, 

bu
ild

ing
 m

od
ula

tio
n

ro
of 

for
ms

Ov
er

all
 In

te
nt

: 
To

 cr
ea

te 
a r

ich
 pe

de
str

ian
-

or
ien

ted
 en

vir
on

me
nt 

an
d 

su
cc

es
sfu

l m
ixe

d-
us

e c
en

ter
.
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LL
 D

IS
RI

C
S

IL
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3.

lan
k 

all
 r

ea
tm

en
ts

In
te

nt
: T

o 
re

du
ce

 th
e v

isu
al 

im
pa

ct
 o

f b
lan

k w
all

s b
y 

pr
ov

id
in

g 
vis

ua
l in

te
re

st
.

a.
Al

tho
ug

h b
lan

k w
all

s a
re

 ge
ne

ra
lly

 no
t e

nc
ou

ra
ge

d a
lon

g 
pu

bli
c s

tre
ets

 an
d p

ed
es

tria
n s

pa
ce

s, 
the

re
 m

ay
 be

 a 
few

 oc
ca

sio
ns

 in
 w

hic
h t

he
y a

re
 ne

ce
ss

ar
y f

or
 fu

nc
tio

na
l 

pu
rp

os
es

. A
ny

 bl
an

k w
all

s i
n t

he
se

 lo
ca

tio
ns

 th
at 

ar
e 

lon
ge

r t
ha

n2
0 f

ee
t s

ho
uld

 in
co

rp
or

ate
 tw

o o
r m

or
e o

f th
e 

fol
low

ing
:

Ve
ge

tat
ion

, s
uc

h a
s t

re
es

, s
hr

ub
s, 

gr
ou

nd
 co

ve
r a

nd
 or

 
• 

vin
es

 ad
jac

en
t to

 th
e w

all
 su

rfa
ce

.
Ar

tw
or

k, 
su

ch
 as

 ba
s-r

eli
ef 

sc
ulp

tur
e, 

mu
ra

ls,
 or

 tr
ell

is 
• 

str
uc

tur
es

.
Se

ati
ng

 ar
ea

 w
ith

 sp
ec

ial
 pa

vin
g a

nd
 pl

an
tin

g.
• 

Ar
ch

ite
ctu

ra
l d

eta
ilin

g, 
re

ve
als

, c
on

tra
sti

ng
 m

ate
ria

ls 
or

 
• 

oth
er

 sp
ec

ial
 vi

su
al 

int
er

es
t.

4.
En

co
ur

a
e 

i
h-

ua
lit

y D
es

i
n

In
te

nt
: T

o 
en

su
re

 th
at

 al
l b

ui
ld

in
gs

 in
 th

e p
ro

jec
t a

re
a 

ar
e c

on
st

ru
ct

ed
 as

 a 
qu

ali
ty

 ad
di

tio
n 

to
 th

e K
irk

lan
d 

Co
m

m
un

ity
.

a.
Ex

ter
ior

 ar
ch

ite
ctu

ra
l d

es
ign

 an
d b

uil
din

g m
ate

ria
ls 

sh
ou

ld 
ex

hib
it p

er
ma

ne
nc

e a
nd

 qu
ali

ty 
ap

pr
op

ria
te 

to 
an

 ur
ba

n 
se

ttin
g.

5.
ui

ld
in

 D
ive

rs
ity

In
te

nt
: T

o 
en

su
re

 th
at

 b
ui

ld
in

gs
 in

 th
e p

ro
jec

t a
re

 d
ist

in
ct

 
an

d 
re

sp
on

d 
to

 th
e u

ni
qu

e c
ha

ra
ct

er
 o

f t
he

ir 
sp

ec
ifi

c 
di

st
ric

t.

a. 
 B

uil
din

gs
 sh

ou
ld 

be
 de

sig
ne

d t
o i

nte
gr

ate
 w

ith
 ea

ch
 ot

he
r, 

wh
ile

 de
mo

ns
tra

tin
g a

rch
ite

ctu
ra

l d
ive

rsi
ty.

 B
uil

din
gs

 sh
ou

ld 
be

 re
sp

on
siv

e t
o e

ac
h s

pe
cifi

c d
ist

ric
t a

nd
 its

 si
te 

co
nd

itio
ns

. 

b. 
Ma

ter
ial

s s
ho

uld
 be

 se
lec

ted
 to

 in
teg

ra
te 

wi
th 

ea
ch

 ot
he

r, w
hil

e 
all

ow
ing

 a 
ric

hn
es

s o
f a

rch
ite

ctu
ra

l d
ive

rsi
ty.

 

c. 
W

ind
ow

s s
ho

uld
 in

co
rp

or
ate

 va
ria

tio
n i

n p
att

er
nin

g b
etw

ee
n 

bu
ild

ing
s.

bu
ild

ing
s u

sin
g h

igh
 qu

ali
ty 

ma
ter

ial
s a

t th
e s

tre
et 

lev
el

co
lum

ns
, tr

ell
is,

 ar
t a

nd
 va

rie
d m

ate
ria

ls 
off

er
 vi

su
al 

ap
pe

al 
on

 bl
an

k w
all

s

a g
re

en
 w

all
 ca

n s
oft

en
 an

 ot
he

rw
ise

 un
we

lco
mi

ng
 

str
ee

t le
ve

l fa
ca

de

Ov
er

all
 In

te
nt

: 
To

 cr
ea

te 
a r

ich
 pe

de
str

ian
-

or
ien

ted
 en

vir
on

me
nt 

an
d 

su
cc

es
sfu

l m
ixe

d-
us

e c
en

ter
.
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SI
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LA
I

1. 
In

co
rp

or
at

io
n 

of
 r

ian
ul

ar
 L

ot
 

at
ew

ay
 

ar
de

n
Inc

or
po

ra
te 

the
 no

rth
ea

st 
tria

ng
ula

r lo
t (

ex
ce

ss
 rig

ht-
of-

wa
y) 

int
o t

he
 pr

oje
ct 

de
sig

n t
o c

re
ate

 a 
dis

tin
ct 

ga
tew

ay
 en

tra
nc

e 
tha

t is
 in

teg
ra

ted
 w

ith
 th

e P
ar

kp
lac

e d
ev

elo
pm

en
t. I

nc
lud

e:
a. 

 
ub

lic
 A

cc
es

s: 
Pu

bli
c a

cc
es

s i
nto

 th
e s

ite
 sh

ou
ld 

be
 

vis
ibl

e a
nd

 ac
ce

ss
ibl

e f
ro

m 
the

 co
rn

er
 of

 6t
h S

tre
et 

an
d 

Ce
ntr

al 
W

ay
.

b. 
 

ar
ds

ca
pe

  
e

et
at

io
n:

 P
av

ing
 an

d l
an

ds
ca

pin
g 

ma
ter

ial
s s

ho
uld

 id
en

tify
 pe

de
str

ian
 sp

ac
es

 an
d a

cc
es

s.
c. 

 r
ee

s a
nd

 O
th

er
 

lan
tin

: L
an

ds
ca

pin
g s

ho
uld

 be
 of

 
ap

pr
op

ria
te 

sc
ale

 an
d s

pe
cie

s t
o m

ak
e a

 si
gn

ific
an

t 
ga

tew
ay

 ge
stu

re
. T

re
es

 sh
ou

ld 
be

 se
lec

ted
 to

 pr
ov

ide
 

vis
ibi

lity
 of

 bu
sin

es
se

s, 
an

d m
ain

tai
ne

d t
o e

nc
ou

ra
ge

 
pr

op
er

 gr
ow

th 
an

d h
eig

ht.
d. 

 S
i

na
e (

do
wn

tow
n e

ntr
y):

 In
co

rp
or

ate
 w

ay
fin

din
g 

sig
na

ge
 di

re
cti

ng
 vi

sit
or

s t
o: 

Do
wn

tow
n, 

Pe
ter

 K
irk

 P
ar

k, 
W

ate
rfr

on
t/M

ar
ina

, C
ity

 H
all

, a
nd

 C
ivi

c D
ist

ric
t.

 2.
 

ub
lic

 S
pa

ce
 C

on
ne

ct
in

 to
 r

ian
ul

ar
 L

ot
De

sig
n o

f a
dd

itio
na

l p
ub

lic
 sp

ac
e s

ho
uld

 be
 in

teg
ra

ted
 w

ith
 th

e 
tria

ng
ula

r lo
t to

 pr
ov

ide
 a 

co
ng

ru
ou

s p
ed

es
tria

n e
nv

iro
nm

en
t.

a. 
ub

lic
 A

cc
es

s
 C

on
ne

ct
pe

de
str

ian
 ac

ce
ss

 to
 th

e 
ga

tew
ay

 ga
rd

en
, a

dja
ce

nt 
str

ee
ts 

an
d p

ub
lic

 op
en

 sp
ac

es
. 

b. 
ar

ds
ca

pe
  

e
et

at
io

n
 P

av
ing

 an
d l

an
ds

ca
pin

g 
ma

ter
ial

s s
ho

uld
 id

en
tify

 pe
de

str
ian

 sp
ac

es
 an

d a
cc

es
s.

c. 
Se

at
in

 In
co

rp
or

ate
 se

ati
ng

 al
on

g p
ed

es
tria

n p
ath

wa
ys

 
an

d g
ath

er
ing

 sp
ac

es
.

d. 
Ar

tw
or

k
 In

co
rp

or
ate

 pu
bli

c a
rt 

in 
an

 ap
pr

op
ria

te 
sc

ale
 to

 
dis

tin
gu

ish
 th

e s
ign

ific
an

ce
 of

 th
is 

co
rn

er.
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 cr
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te 

a w
elc

om
ing

 fe
atu

re
 

to 
the

 P
ar

kp
lac

e d
ev

elo
pm

en
t 

an
d d

ow
nto

wn
 K

irk
lan

d. 
Th

is 
ar

ea
 sh

ou
ld 

cre
ate

 an
 in

vit
ing

 
en

try
wa

y t
ha

t is
 re

pr
es

en
tat

ive
 

of 
the

 co
mm

un
ity

 th
ro

ug
h 

the
 us

e o
f a

rt
 la

nd
sc

ap
e a

nd
 

ar
ch

ite
ctu

re
.
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m
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fe
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ur
e
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t
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 cr
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te 

a w
elc
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 fe
atu

re
 

to 
the

 P
ar

kp
lac

e d
ev

elo
pm

en
t 

an
d t

he
 C

ity
. T

his
 ar

ea
 sh

ou
ld 

cre
ate

 an
 in

vit
ing

 en
try

wa
y 

tha
t is

 re
pr

es
en

tat
ive

 of
 

the
 co

mm
un

ity
 th

ro
ug

h t
he

 
us

e o
f a

rt
 la

nd
sc

ap
e a

nd
 

ar
ch

ite
ctu
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se
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ng
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r la
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a. 

A
E

A
 D

IS
RI

C

co
nc

ep
tua

l re
nd

er
ing

 of
 co

rn
er

 bu
ild

ing
s o

n 6
th 

an
d C

en
tra

l 
sh

ow
ing

 gr
ou

nd
 le

ve
l s

etb
ac

ks
 an

d c
ha

ng
e o

f e
xp

re
ss

ion
 fo

r 
up

pe
r le

ve
ls

SI
E 

LA
I

4. 
At

riu
m

re
e

ew
ay

 S
pa

ce
Cr

ea
te 

a p
ed

es
tria

n c
on

ne
cti

on
, v

isu
all

y o
pe

n, 
fro

m 
the

 co
rn

er
 

of 
6th

 an
d C

en
tra

l in
to 

the
 he

ar
t o

f th
e p

ro
jec

t, (
se

e s
tan

da
rd

s 
on

 pa
ge

 7)
. T

he
 at

riu
m/

br
ee

ze
wa

y s
pa

ce
 w

ill 
inc

lud
e t

he
 

fol
low

ing
: 

a. 
Co

ve
re

d w
alk

wa
y

b. 
Pu

bli
c c

on
ne

cti
on

 fr
om

 6t
h t

o c
en

tra
l p

laz
a o

pe
n d

ur
ing

 
re

gu
lar

 op
er

ati
ng

 ho
ur

s
c. 

Pe
de

str
ian

 lig
hti

ng
d. 

Se
ati

ng

an
d m

ay
 co

ns
ide

r in
clu

din
g:

e. 
En

clo
se

d p
ub

lic
 sp

ac
e

f. R
eta

il /
 re

sta
ur

an
t u

se
s

g. 
Co

ve
re

d p
lay

 /a
cti

vit
y s

pa
ce

.

5. 
Bu

ild
ing

s s
ho

uld
 be

 se
pa

ra
ted

 fr
om

 or
 di

ffe
re

nti
ate

d f
ro

m 
ea

ch
 

oth
er

 at
 th

is 
co

rn
er

 so
 th

at 
the

y a
re

 no
t p

er
ce

ive
d a

s o
ne

 
bu

ild
ing

.

po
ss

ibl
e a

triu
m/

br
ee

ze
wa

y t
re

atm
en

ts:

br
ee

ze
wa

y b
etw

ee
n b

uil
din

gs
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 co
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IL
DI

 D
ES

I

1.
ro

un
d 

Le
ve

l 
re

at
m

en
t 

a. 
Se

tb
ac

ks
 fr

om
 S

tre
et

s -
 T

he
 gr

ou
nd

 flo
or

 le
ve

ls 
of 

the
 

co
rn

er
 bu

ild
ing

 sh
ou

ld 
be

 pe
rm

itte
d t

o s
et 

ba
ck

 to
 al

low
 

for
 cu

t a
wa

y v
iew

 an
d o

bv
iou

s p
ed

es
tria

n c
on

ne
cti

on
 

int
o t

he
 si

te.
b. 

Re
ta

il 
 R

es
ta

ur
an

t 
se

s -
 D

es
ign

 fo
r r

eta
il a

nd
 

re
sta

ur
an

t u
se

s a
lon

g g
ro

un
d fl

oo
r o

f th
e c

or
ne

r 
bu

ild
ing

.
c. 

De
ta

ils
 

isi
bl

e a
t D

iff
er

en
t 

ov
em

en
t S

pe
ed

s -
 

Inc
or

po
ra

te 
de

tai
ls 

in 
the

 bu
ild

ing
 al

on
g t

he
 co

rn
er

 th
at 

br
ing

 vi
su

al 
int

er
es

t a
t th

e p
ed

es
tria

n l
ev

el,
 as

 w
ell

 as
 

for
 ve

hic
ula

r t
ra

ffic
 en

ter
ing

 K
irk

lan
d.

2.
pp

er
 L

ev
els

a. 
Ch

an
e o

f E
xp

re
ss

io
n

 
at

er
ial

 C
ho

ice
s A

 cl
ea

r 
vis

ua
l d

ivi
sio

n b
etw

ee
n u

pp
er

 an
d l

ow
er

 flo
or

s s
ho

uld
 

be
 in

co
rp

or
ate

d t
hr

ou
gh

 a 
ch

an
ge

 in
 m

ate
ria

ls,
 co

lor
s, 

an
d f

or
ms

.
b.

St
ep

 b
ac

ks
 A 

mo
du

lat
ed

 st
ep

 ba
ck

 sh
ou

ld 
be

 
inc

or
po

ra
ted

  a
fte

r t
he

 th
ird

 le
ve

l (a
pp

ro
xim

ate
ly 

50
’) o

n 
bu

ild
ing

 fa
ca

de
 al

on
g C

en
tra

l W
ay

. T
his

 st
ep

 ba
ck

 ca
n 

va
ry 

in 
de

pth
s f

ro
m 

0-
10

 fe
et,

 so
 lo

ng
 th

e u
pp

er
 le

ve
ls 

of 
bu

ild
ing

 ap
pe

ar
 to

 be
 re

ce
din

g f
ro

m 
the

 ba
se

.
c. 

op
 F

lo
or

  R
oo

f E
d

e -
 S

ho
uld

 ha
ve

 a 
dis

tin
ct 

pr
ofi

le 
ag

ain
st 

the
 sk

y t
hr

ou
gh

 el
em

en
ts 

su
ch

 as
 pr

oje
cti

on
s, 

ov
er

ha
ng

s, 
co

rn
ice

s, 
ste

p b
ac

ks
, tr

ell
ise

s, 
ch

an
ge

s i
n 

ma
ter

ial
 or

 ot
he

r e
lem

en
ts.

d. 
 A

cc
en

t L
i

ht
in

  T
he

 in
no

va
tiv

e u
se

 of
 ac

ce
nt 

lig
hti

ng
 

inc
or

po
ra

ted
 in

to 
the

 bu
ild

ing
 fa

ca
de

 is
 en

co
ur

ag
ed

.
Lig

hti
ng

 sh
ou

ld 
inc

lud
e n

on
-g

lar
ing

 de
sig

n s
olu

tio
ns

, 
• 

su
ch

 as
 cu

t o
ff fi

xtu
re

s t
ha

t a
vo

id 
lig

ht 
sp

illi
ng

 ov
er

 on
to 

oth
er

 pr
op

er
tie

s.
Flo

od
 lig

hti
ng

 of
 en

tire
 bu

ild
ing

 fa
ca

de
s i

s d
isc

ou
ra

ge
d.

• 

co
nc

ep
tua

l re
nd

er
ing

 of
 co

rn
er

 bu
ild

ing
s o

n 6
th 

an
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DRAFT ORDINANCE _________ 

AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO LAND USE AND 
PLANNING; ESTABLISHING A PLANNED ACTION FOR THREE AREAS IN THE 
MOSS BAY NEIGHBORHOOD GENERALLY LOCATED EAST OF PETER KIRK 
PARK, SOUTH OF CENTRAL WAY/NE 85TH STREET, WEST OF 10TH STREET, 
AND NORTH OF KIRKLAND WAY PURSUANT TO THE STATE 
ENVIRONMENTAL POLICY ACT, RCW 43.21C.031. 

WHEREAS, the State Environmental Policy Act (“SEPA”, 43.21C)) and 
implementing rules (WAC 197-11) provide for the integration of environmental review 
with land use planning and project review through designation of “Planned Actions” by 
jurisdictions planning under the Growth Management Act (“GMA”); and 

WHEREAS, designation of a Planned Action expedites the permitting process for 
subsequent, implementing projects whose impacts have been previously addressed in a 
Planned Action environmental impact statement (“EIS”), and thereby encourages desired 
growth and economic development; and 

WHEREAS, the Planned Action EIS identifies impacts and mitigation measures 
associated with planned development in the Planned Action Area. 

NOW, THEREFORE, the City Council of the City of Kirkland do ordain as 
follows: 

Section 1.  Purpose.  The purpose of this ordinance is to: 

A.  Combine environmental analysis with land use planning; 

B.  Streamline and expedite the development permit review process by relying on 
the EIS completed for the Planned Action;  

C.  Establish criteria and procedures, consistent with state law, that will determine 
whether subsequent projects qualify as Planned Actions; 

D.  Provide the public with an understanding of Planned Actions and how the City 
will process Planned Actions; 

E.  Apply the City’s development regulations together with the mitigation 
measures described in the EIS and this Ordinance to address the impacts of future 
development contemplated by the Planned Action. 

Section 2.  Findings.  The City Council finds as follows: 
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A. The City is subject to the requirements of the Growth Management Act, RCW 
36.70A, and is located within an Urban Growth Area; 

B.  The City has adopted a Comprehensive Plan complying with the GMA; 

C.  The City is adopting development regulations applicable to the proposed 
development concurrent with adoption of this Planned Action Ordinance to address many 
of the impacts of future development; 

D.  The City has prepared an EIS complying with SEPA for the area designated as 
a Planned Action (“Planned Action EIS”) and finds that it adequately addresses the 
probable significant environmental impacts associated with the type and amount of 
development planned to occur in the designated Planned Action area; 

E.  The mitigation measures identified in the Planned Action EIS are attached to 
this Ordinance as Exhibit B. These mitigation measures, together with City development 
regulations, will adequately mitigate significant impacts from development within the 
Planned Action area;

F. The Planned Action EIS and this Ordinance identify the location, type and 
amount of development that is contemplated by the Planned Action; 

G.  Future projects that are consistent with the Planned Action will protect the 
environment, benefit the public and enhance economic development; 

H. The City has provided numerous opportunities for meaningful public 
involvement in the proposed Planned Action; has considered all comments received; and, 
as appropriate, has modified the proposal or mitigation measures in response to 
comments;

I. The proposal is not an essential public facility as defined by RCW 
36.70A.200(1);

J.  The Planned Action area applies to a defined area that is smaller than the 
overall City boundaries; and 

K.  Public services and facilities are adequate to serve the proposed Planned 
Action.

Section 3.  Procedures and criteria for evaluating and determining projects as 
Planned Actions: 

A. Planned Action Area.  The Planned Action designation shall apply to the 
three areas in the Moss Bay Neighborhood as are specifically shown in Exhibit A, 
“Planned Action Area”:  the 11.5 acres of property at 457 Central Way known as the 
Parkplace Mall and generally located east of Peter Kirk Park (Area A on Exhibit A); the 
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three parcels  located at 825, 903, and 911 Fifth Avenue totaling approximately 2.0 acres 
of land (Area B on Exhibit A); and the parcel at 220 6th Street and the parcel at 603 4th

Avenue to the north on 0.9 acres of land (Area C on Exhibit A).    Additionally, the 
Planned Action designation shall apply to any off-site improvements necessitated by 
proposed development on the subject sites, where the off-site improvements have been 
analyzed in the Planned Action EIS. 

B. Environmental Document.  A Planned Action determination for a site-
specific permit application shall be based on the environmental analysis contained in the 
Draft Planned Action EIS issued by the City on April 4, 2008, and the Final Planned 
Action EIS published on October 14, 2008.  The mitigation measures contained in 
Exhibit B, which is attached hereto and adopted by reference as though fully set forth 
herein, are based upon the findings of the Draft and Final EISs and shall, along with 
existing City codes, ordinances, and standards, provide the framework that the City will 
use to impose appropriate conditions on qualifying Planned Action projects.  The Draft 
and Final EISs shall comprise the Planned Action EIS.   

C. Planned Action Designated.  Land uses described in the Planned Action 
EIS, subject to the thresholds described in Subsection D of this Section and the mitigation 
measures contained in Exhibit B, are designated Planned Actions pursuant to RCW 
43.21C.031.  A development application for a site-specific Planned Action project 
located within the Planned Action Area shall be designated a Planned Action if it meets 
the criteria set forth in Subsection D of this Section and applicable laws, codes, 
development regulations and standards of the City. 

D. Planned Action Thresholds.  The following thresholds shall be used to 
determine if a site-specific development proposed within the Planned Action area is 
contemplated by the Planned Action and has had its environmental impacts evaluated in 
the Planned Action EIS. Thresholds and required mitigation measures are based on the 
FEIS Review Alternative contained in the Planned Action Final EIS: 

(1) Land Uses.  Subject to the mitigation measures described in Exhibit B, 
the following land uses, together with the customary accessory uses and amenities 
described in the Planned Action EIS, are Planned Actions pursuant to RCW 
43.21C. 031. 

(a) The following uses are the primary uses analyzed in the Planned 
Action EIS for Area A: 

(i)  Office;  
(ii)  Retail and Other Commercial, including a hotel, 

restaurants, supermarket, mixed retail, athletic/health club and theater. 

(b) The following uses are the primary uses analyzed in the Planned 
Action EIS for Areas B and C: 

(i) Office; and 
(ii) Residential. 
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 (2) Land Use Review Threshold.

(a) The Planned Action designation applies to future development 
proposals that are comparable or within the ranges established by Planned 
Action FEIS Review Alternative, as shown below: 

Land Use Area A 
(Parkplace)

Area B (Orni) Area C 
(Altom) 

Office 1,200,000 sq. 
ft. 

124,825 sq.ft. 101,234 sq.ft. 
3

Residential Not Analyzed 49 dwelling 
units 2

20 units

Retail/Commercial 
1

592,700 sq.ft. 4 Not Analyzed Not Analyzed 

    
Total 1,792,700

sq.ft.
124,825 sq.ft 
49 dwelling 
units 

101,234 sq.ft. 
20 dwelling 
units 

1.  All uses listed in the “Retail and Other Commercial” category in 
Subsection D(1)(a) are included in the 592,700 s.f. total. 

2.  The residential square footage must be more than 50% of the total 
square footage as a precondition for constructing 124,825 s.f. of office 
use.

3.  If residential uses are included, the amount of permitted office use 
square footage would be reduced proportionately to meet zoning 
standards.  

4.  The Retail/Commercial must include a minimum of 300,000 square 
feet of retail development or at least 25% of the office square footage must 
be retail. 

(b) If future development proposals in the Planned Action Area exceed the 
maximum development parameters reviewed in the Planned Action EIS, 
further environmental review may be required under SEPA, as provided in 
WAC 197-11-172.  If proposed plans significantly change the location of 
development or uses in a manner that would alter the environmental 
determinations in the Planned Action EIS, additional SEPA review would 
also be required. Shifting development proposals between categories of 
land uses may be permitted so long as the resulting development does not 
exceed the trip generation thresholds (see sub-section 6(a) below) 
reviewed in the Planned Action EIS and does not exceed the proportions 
or minimums noted in sub-section 2(a) above.   

(3) Building Heights, Bulk, and Scale. Building heights, bulk, and scale 
shall not exceed the maximums reviewed in the Planned Action EIS. 
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(6) Transportation.

(a) Trip Ranges: The range of trips reviewed in the Planned Action 
EIS are as follows: 

Trip Generation – Net New Trips Reviewed in Planned Action EIS 
Time Area A 

(Parkplace)
Range- Net New 

Trips

Area B (Orni) 
Range – Net New 

Trips

Area C (Altom) 
Range – Net New 

Trips

    
PM Peak 
Hour

3,531 210 174 

 (b) Trip Threshold. Development proposals that would exceed the 
maximum trips levels shown above will require additional SEPA review. 

(c) Public Works Discretion.  The City Public Works Director shall 
have discretion to determine incremental and total trip generation, 
consistent with the Institute of Traffic Engineers (ITE) Trip Generation 
Manual (latest edition) or an alternative manual accepted at the City 
Public Works Director’s sole discretion, for each Planned Action Project 
permit application proposed under this Planned Action. It is understood 
that development of the Planned Action may occur in parts and over a 
period of years.  The City shall require that off-site mitigation and 
transportation improvements identified in the Planned Action EIS be 
implemented in conjunction with development to maintain adopted levels 
of service standards. 

(d) Transportation improvements.
(i) Intersection Improvements.  The Planned Action will require off-site 
transportation improvements identified in Exhibit B to mitigate significant 
impacts.   These transportation improvements have been analyzed in the 
Planned Action EIS.   Significant changes to the City’s transportation 
improvement plan proposed as part of any Planned Action Project that 
have the potential to significantly increase impacts to air quality, water 
quality, fisheries resources, noise levels or other factors beyond the levels 
analyzed in the Planned Action EIS may require additional SEPA review. 

(ii)  Transportation Management Program. The owners or operators of 
development projects within Areas A, B and C shall prepare and 
implement Transportation Management Programs (TMP) as a means to 
encourage alternatives to single-occupant vehicles including transit and to 
thereby reduce traffic generation and parking demand.   The TMP for Area 
A shall include the TMP elements identified in the transportation 
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mitigation measures in the Planned Action EIS, attached as Exhibit B to 
this ordinance.  The City Public Works Director shall have the discretion 
to modify the individual elements of a TMP as a means to accomplish its 
objectives and to enhance its effectiveness.     

(iii) Parking Management.  Parking to support development within 
Areas A, B and C shall be provided as required by Kirkland Zoning Code 
Chapter 105.,  Consistent with the incentive provision of 105.103.3c of the 
aforementioned zoning code, a developer may choose to reduce the 
number of parking spaces  based on a demand and utilization study 
prepared by a licensed transportation engineer.  The City’s transportation 
engineer must approve the scope and methodology of the study as well as 
the effectiveness of the TMP and parking management measures. 

(e) All Planned Action Projects shall pay, as a condition of approval, 
the applicable transportation impacts fees according to the methodology 
contained in the ordinance adopting such impact fees. The City may adjust 
such fees from time to time.   

(7) Changed Conditions.  Should environmental conditions or 
assumptions change significantly from those analyzed in the Planned Action EIS, 
the City’s SEPA Responsible Official may determine that the Planned Action 
designation is no longer applicable until supplemental environmental review is 
conducted.

(9) Additional Mitigation Fees.  The City may adopt and apply such other 
fees as may be deemed necessary and appropriate to mitigate impacts to other 
capital facilities in the City and to accommodate planned growth.  Such fees, if 
adopted, shall be in addition to the fee required in item (6)(e) of this subsection, 
and shall apply only to required improvements that are not addressed in this 
subsection.

E. Planned Action Review Criteria.

(1) The City’s Planning and Community Development Director or 
designee is authorized to designate a project application as a Planned Action 
pursuant to RCW 43.21C.031(2)(a), applications that meet all of the following 
conditions:

(a) The project is located within the Planned Action Area identified in 
Exhibit A, pursuant to Section 3(A) of this ordinance or is an off-site 
improvement directly related to a proposed development within the 
Planned Action Area; 

(b) The project is consistent with the City of Kirkland Comprehensive 
Plan and the Comprehensive Plan policies for the Downtown Plan; 



7

(c) The project’s significant adverse environmental impacts have been 
adequately addressed in the Planned Action EIS; 

(d) The proposed uses are consistent with those described in the 
Planned Action EIS and Section 3(D) of this ordinance; 

(e) The project is within the Planned Action thresholds of Section 
3(D) and other criteria of this section of this Ordinance; 

(f) The project’s significant impacts have been mitigated by 
application of the measures identified in Exhibit B, as well as other City, 
county, state and federal requirements and conditions, including 
compliance with any conditions agreed to pursuant to a development 
agreement between the City and applicant if executed, which together 
constitute sufficient mitigation for the significant environmental impacts 
associated with the proposed project;  

(g) The proposed project complies with all applicable local, state 
and/or federal laws and regulations, and where appropriate, the proposed 
project complies with needed variances or modifications or other special 
permits which have been identified; and 

(h) The proposed project is not an essential public facility. 

F. Effect of Planned Action.

(1) Upon designation by the City’s Planning and Community 
Development Director that the project qualifies as a Planned Action pursuant to 
this Ordinance and WAC 197-11-172, the project shall not require a SEPA 
threshold determination, preparation of an EIS, or be subject to further review 
under SEPA.

(2) Being designated as a Planned Action means that a proposed project 
has been reviewed in accordance with this Ordinance and found to be consistent 
with the development parameters and environmental analysis contained in the 
Planned Action EIS. 

(3) Planned Actions that meet all criteria established in this ordinance will 
not be subject to further procedural review under SEPA.  However, projects will 
be subject to conditions as outlined in this document and the attached Exhibit B 
which are designed to mitigate any environmental impacts which may result from 
the project proposal.  Additionally, projects will be subject to applicable City, 
state, and federal regulatory requirements.  The Planned Action designation shall 
not excuse a project from meeting the City’s code and ordinance requirements 
apart from the SEPA process.  
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G. Planned Action Permit Process.  The City’s Planning and Community 
Development Director or designee shall review projects and determine whether 
they meet the criteria as Planned Actions under applicable state, federal, local 
laws, regulations, codes and ordinances.  The procedures shall consist, at a 
minimum of the following:    

(1) Development applications shall meet the applicable requirements of 
the Kirkland Municipal Code (KMC). Applications shall be made on forms 
provided by the City and shall include a SEPA checklist, revised SEPA checklist 
or such other environmental review forms provided by the City.   

(2) The City’s Planning and Community Development Director shall 
determine whether the application is complete. 

(3) If the application is for a project within the Planned Action Area 
shown on Exhibit A, the application will be reviewed to determine if it is 
consistent with and meets all of the qualifications of Section 3 of this Ordinance.

(4) After the City receives and reviews a complete application, the City’s 
Planning and Community Development Director shall determine whether the 
project qualifies as a Planned Action.  If the project does qualify, the Director 
shall notify the applicant and the project shall proceed in accordance with the 
applicable permit review procedure, except that no SEPA threshold 
determination, EIS, or additional SEPA review shall be required.  The decision of 
the Director regarding qualification as a Planned Action shall be final.

(5) Public notice and review for projects that qualify as Planned Actions 
shall be tied to the underlying development permit and not to SEPA notice 
requirements.  If notice is otherwise required for the underlying permit, the notice 
shall state that the project has qualified as a Planned Action.  If notice is not 
otherwise required for the underlying permit, no special notice is required by this 
ordinance.

(7) If a project is determined to not qualify as a Planned Action, the City’s 
Planning and Community Development Director shall so notify the applicant and 
the SEPA Responsible Official shall prescribe a SEPA review procedure 
consistent with the City’s SEPA regulations and the requirements of state law.  
The notice shall describe the elements of the application that result in failure to 
qualify as a Planned Action.  If deemed ineligible, the application may be 
amended to qualify. 

(8) Projects that fail to qualify as Planned Actions may incorporate or 
otherwise use relevant elements of the Planned Action EIS, as well as other 
relevant SEPA documents, to assist in meeting SEPA requirements.  The SEPA 
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Responsible Official may limit the scope of SEPA review for the non-qualifying 
project to those issues and environmental impacts not previously addressed in the 
Planned Action EIS. 

H.  Development Agreements.  The City or an applicant may request 
consideration and execution of a development agreement for a Planned Action project.  
The development agreement may address the following:  review procedures applicable to 
a planned action project; permitted uses; mitigation measures; construction, financing and 
implementation of improvements, including methods of financing and proportionate 
shares, and latecomers agreements; payment of impact fees; phasing; and any other topic 
that may properly be considered in a development agreement consistent with RCW 
36.70B.170 et seq.

I.  Monitoring and Review.

A. The City shall monitor the progress of development in the designated 
Planned Action area to ensure that it is consistent with the assumptions of this 
Ordinance and the Planned Action EIS regarding the type and amount of 
development and associated impacts, and with the mitigation measures and 
improvements planned for the Planned Action area. 

B. This Planned Action Ordinance shall be reviewed by the SEPA 
Responsible Official as part of the City’s ongoing Comprehensive Plan update 
procedure to determine its continuing validity with respect to the environmental 
conditions of the Planned Action Area, the impacts of development, and the 
adequacy of required mitigation measures.  Based upon this review, this 
Ordinance may be amended as needed, the City may supplement or revise the 
Planned Action EIS, and/or another review period may be specified.  Subsequent 
reviews of the Planned Action Ordinance shall occur as part of the City’s 
Comprehensive Plan amendment process. 

Section 4.  Conflict.  In the event of a conflict between this Ordinance or any 
mitigation measures imposed pursuant thereto and any ordinance or regulation of the 
City, the provisions of this Ordinance shall control, except that the provisions of the state 
building code shall supersede this Ordinance.  In the event of a conflict between this 
Ordinance (or any mitigation measures imposed pursuant thereto) and any development 
agreement between the City and a Planned Action applicant(s), the provisions of the 
development agreement shall control. 

Section 5.  Severability.  Should any section, subsection, paragraph, sentence, 
clause or phrase of this Ordinance or its application be declared unconstitutional or 
invalid or unconstitutional for any reason, such decision shall not affect the validity of the 
remaining portions of this Ordinance or its application to any other person or situation.
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Section 6.  Expiration.  This Ordinance shall expire ten (10) years from the date of 
passage unless it is extended by the City Council following a report from the SEPA 
Responsible Official and a public hearing.

 Section 7.  This ordinance shall be in force and effect five days from and after its 
passage by the Kirkland City Council and publication pursuant to Section 1.08.017, 
Kirkland Municipal Code in the summary form attached to the original of this ordinance 
and by this reference approved by the City Council. 

Passed by majority vote of the Kirkland City Council in open meeting this _____ 
day of ______________, 2008. 

 Signed in authentication thereof this _____ day of ________________, 2008. 

    ____________________________ 
    MAYOR 

Attest:

____________________________
City Clerk 



Draft Mitigations for Exhibit B to the Planned Action Ordinance 
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olice
Provision of on-site security services including video surveillance systems, to Area A in particular, may 
reduce the increased need for police response to that area.  This reduction is largely dependent on the 
nature of the incident. 

Security-sensitive design of buildings and the landscaping environment, such as installing only moderate 
height and density border shrubs, could reduce certain types of crimes, such as auto and store-front break-
ins.

ater

No Action 
The following water mitigation measures are required under the No Action: 

� Segment A.  This segment includes improvements identified as part of improvement number CIP 144.  
Replace an existing 8-inch diameter water main in Area A with a new 12-inch diameter water main.  
Replace the existing connections on the north side of Area A, crossing Central Way west of 5th Street 
and on the east side of the Area, crossing 6th Street south of 4th Avenue with 12-inch diameter water 
mains.  Construct a new 12-inch diameter connection at the south side of Area A so that a looped 
connection is created to connect the proposed on-site 12-inch main to the existing 8-inch and 12-inch 
diameter water mains under Kirkland Avenue. 

� Segment B.  Replace the existing 8-inch water main along 6th Street with a new 12-inch water main 
between the east side of the Parkplace water main loop to approximately the intersection of 6th Street 
and Kirkland Circle.   

� Segment C.  Replace the existing 8-inch water main along Kirkland Circle from 6th Street to 4th 
Avenue with a new 12-inch main.   

� Segment D.  Replace the existing 8-inch water main along 4th Avenue, 5th Avenue, and 10th Street 
from Kirkland Circle to 3rd Avenue with a new 12 inch main.   

In addition to the above segments, one of the following segments must also be constructed in order to 
accommodate development under either the No Action or Proposed Action alternatives. 

� Segment E.  Install a new 12-inch water main along the unimproved right-of-way between 2nd 
Avenue and 5th Avenue from approximately 4th Avenue to 10th Street.  This improvement is not 
identified in the City of Kirkland Comprehensive Water System Plan. 
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� Segment F.  Replace the existing 8-inch water main along 2nd Avenue and 10th Street from 6th Street 
to 3rd Avenue with a new 12-inch main.   

Proposed Action and FEIS Review Alternative 
In addition to the improvements required under No Action, the Proposed Action will require that the new 
12-inch water main in Segment C (located at Kirkland Circle from 6th Street to 4th Avenue) be enlarged 
to a 16-inch main.  
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Transportation Management Plan and Parking Management Plan 

Purpose 
The applicant shall be required to implement a Transportation Management Plan (TMP).  
The purpose of the TMP is to reduce drive alone1 (single-occupant) vehicle trips 
generated by the development and also to reduce the demand for parking.  The provisions 
of the TMP will apply to the site as a whole unless individual provisions are clearly 
intended to apply to individual buildings or individual tenants within individual 
buildings.

Trip Reduction Measures
At a minimum, the TMP will include the following provisions unless alternate measures 
are approved by the Kirkland Public Works Director. 

1. Site Transportation Coordinator (STC) - Prior to receiving the Certificate of 
Occupancy for the first building, the property manager shall appoint a Site 
Transportation Coordinator (STC). The STC will coordinate and administer the 
TMP responsibilities, and shall receive sufficient support and direction from 
management to carry out these responsibilities effectively for the life of the 
project.  The name, phone number and fax number of the  STC shall be forwarded 
to the City Public Works Department, and updated if and when the STC changes.  

2. Employee Transportation Coordinators (ETC) - Each tenant shall assign a 
representative to act as Employee Transportation Coordinator (ETC) and liaison 
between the owner or property manager and the tenant employees.  The ETC and 
STC will inform their employees regarding commuter-related information and 
assist with the annual employee survey.

3. Commuter Information Center (CIC) - The owner shall install at least one 
electronic kiosk in each building in a highly visible and accessible area of the 
lobby or other locations approved by the City.  The kiosks will display real time 
transportation information including transit route maps and stop times, commuter 
congestion, parking rates, and information about alternative modes of travel.  It 
will also display the STC name and phone number.  

4. Commuter Information - The STC shall produce and distribute a commuter 
information packet to all site employees.  In order to ensure that employees and 
tenants understand TMP requirements, the applicant shall: 

a. Produce a commuter information packet (CIP), a commuter benefits brochure 
that contains complete information about the applicant’s TMP, including 

1 1.  “Drive alone” means a motor vehicle occupied by one (1) employee for commute purposes, 

including a motorcycle and the commute trip occur between 7:00 A.M. and 9:00 A.M. Monday through 

Friday.   
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transportation benefits, transportation options, HOV programs and discounts, 
bicycling amenities, transportation subsidies, and other elements of the TMP.  

b. Distribute the first CIP to tenants prior to or upon occupancy.

c. Redistribute the CIP and any updates to the program to tenants, employees, 
students, other building workers and occupants at least once each year.

d. Update the CIP and its contents as conditions change. 

e. Include a copy of the CIP in the annual report to the City.

5. Promotions - The STC shall promote alternatives to drive alone commuting by 
implementing semi-annual promotional campaigns. Information in the commuter 
information packet or other information made available by the City and/or King 
County Metro shall be distributed to employees.  

6. Ride matching - Ride-matching information for carpool and vanpool programs 
shall be regularly distributed by the STC. These programs can help match an 
employee with potential carpool mates who live in close proximity, if that person 
prefers carpool as a mode choice over other alternative modes. 

7. Training/Network Group Meetings - The STC will attend appropriate training 
sessions and local network group meetings as made available by the City or 
through its agent. 

8. Vanpool parking - Vanpools registered with a public transit agency will be 
provided free on-site parking.  At least six of the riders in each of vanpool must 
be employed at the site to qualify for free parking. Reserved parking spaces for all 
registered vanpools will be provided in the below grade parking levels in 
preferential locations near the building elevators.

9. Carpool Parking – Carpool parking will be signed and located near the building 
elevators and main entrances. Carpool parking will be provided for each office 
tower prior to occupancy at a ratio of one space per 7,250 sf. This ratio would 
accommodate the goal of 12% of the employees carpooling to the site. These 
spaces will be reserved for carpools until 9:30 A.M. on weekdays; unused spaces 
can be used for visitor parking after 9:30 A.M. Additional carpool spaces shall be 
provided if the employee commute survey determines that more than 12% of the 
employees carpool to the site. 

10. Bicycle Parking - Secured and covered employee bicycle parking shall be 
provided for 50 bikes in areas approved by the City.  Bike rack design shall be 
approved by the City.  Additional bicycle racks shall be provided as needed based 
on the employee commute trip survey.   
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11. Showers and lockers – Initially, a total of 50 lockers and 16 showers (25 lockers 
and eight showers each for men and women) shall be provided at no cost to user 
for commuters using non-motorized transportation.  Additional lockers and 
showers may be provided as needed based on the employee commute trip survey. 

12. Transit passes – Initially, office tenants shall offer transit passes to all employees 
who do not have monthly parking permits. In addition, a free trial of transit will 
be offered to employees who have monthly parking permits at least once per year.  

13. Guaranteed ride home - A guaranteed ride home shall be provided to all 
employees who commute by alternative modes (this service could be provided 
through another program such as Metro’s Flexpass).  This allows employees a 
quick ride home in the event of an emergency by taxi, company-owned vehicle or 
car-sharing vehicle.   The number of free emergency rides per employee shall be 
limited to three per year. 

14. Part-time Parking Pass - A part-time parking pass option shall be offered to 
employees who desire to use alternative modes of transportation (or telecommute) 
one or more days per week.  This type of pass works like a debit card, and the 
pass holder is only charged for parking on the days that they park.

15. Car-Sharing - Parking for a car-sharing program (e.g., Zipcar) shall be provided.
Car-sharing programs support employees who commute by alternative modes of 
travel by providing vehicles that can be used for daytime errands or meetings.  
Employer subsidies of car-sharing fees may be required to be provided by tenants. 

16. Transportation Management Association - The developer/owner must agree to 
become a member of any applicable transportation management association that is 
formed in the future. If a TMA provides management services equivalent to the 
STC, the TMA could supplant the STC requirement.  

17. Modifications - The TMP may be subject to modifications based on progress 
towards goal as measured by regular surveys. 

18. Recording - The TMP shall be recorded with King County Metro as part of the 
covenants, conditions and restrictions of the project to assure its implementation.  
The recording shall be completed prior to receiving the Certificate of Occupancy 
for the first building. The TMP shall run for the duration of the current use of the 
building, and shall be binding on the heirs, successors and assignees of the parties. 

Parking Management Measures 

Parking management measures shall be implemented along with the TMP to ensure that 
parking is shared among the various land uses, to reduce drive alone commute trips and 
to prevent parking from being used by commuters to other businesses or the transit center 
(also known as “hide and ride”).  The following measures shall be implemented: 
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1. Parking Manager – A Parking Manager will be appointed to manage all site 
parking.

2. Charge for all daytime parking - All employees (except those in registered 
vanpools), visitors, and customers shall be charged for parking except when validated 
(see following paragraph). The garage shall use technology such as a “pay-on-foot” 
system through which parking could be paid for before exiting the garage gates.
Payment kiosks will be located at garage elevators.  The cost for a monthly parking 
permit shall exceed the cost of a monthly transit pass by at least 25%.  

3. Validate customer and visitor parking - All tenants may validate parking for 
their customers or visitors.  Employee parking shall not be validated.  The Parking 
Manager may allow each business to establish its own validation requirements 
(e.g., minimum purchase).  Validation could be done electronically through the 
pay-on-foot technology. 

4. Provide a segmented garage - Using internal controls, the garage shall be 
divided into sections that are reserved for specific uses at different times of the 
day.  For example, areas reserved for hotel users could be controlled so that they 
are not used by office workers during daytime hours. 

5. Reserve areas of the garage for short-term parking by customers and visitors 
- Designate 600 to 700 parking spaces for short-term parking only.  This parking 
shall be for customers and visitors.  The initial limit will be set to three hours, 
which is sufficient time for most daytime dining and entertainment users.  The 
short-term parking restrictions could apply only during midday weekday hours 
when office users are on site. 

6. Reserve parking for hotel - Reserve 0.56 parking spaces per room for the hotel 
for customer parking. During peak daytime events, consider using valet parking to 
increase the number of vehicles that can be parked in this space. 

7. Share office parking on weeknights and weekends - All parking in the garage, 
except those reserved for the hotel, shall be available to customers on weeknights 
and weekends.

8. Do not reserve individual spaces for office parking - No parking space in the 
garage may be reserved, except for car-sharing programs, a hotel, vanpools or 
carpools.  This allows all office parking to be shared by employees. 

9. Monitor garage use - Monitor the allocation of the parking supply to various 
users during weekday hours.  Adjust allocation or implement additional 
management measures, if needed. 

10. Manage public parking outside of the parking garage - The City shall require 
a parking management program to prevent spillover parking in surrounding 
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neighborhoods. The applicant shall monitor off-site parking as described in the 
Monitoring section below. If unacceptable off-site parking attributable to the 
project occurs, the site will be required to implement additional measures outlined 
in the Remedy section.

Monitoring

Reports - Prior to occupancy of the first building, the owner and City of Kirkland shall 
agree to the STC job description and an annual reporting form that will document the 
STC’s activities and TMP results. At a minimum, the report shall attach materials 
provided to employees related to transportation programs in that year, document the site’s 
AM peak hour trip generation, as well as the employee travel mode determined from an 
employee survey. The report should be compatible with the reporting requirements for 
Commute Trip Reduction (CTR) - affected firms to prevent duplication of effort. The 
first report shall be due within 12 months of initial occupancy and then repeated annually 
thereafter. 

Parking Surveys - The applicant shall perform off-site parking studies for the potential 
impact area determined by the City, but no more than ½ mile from the site. Monitoring of 
off site impacts will be done at the following times: 

� Before the project is built. 
� One year after Phase One of the project is completed. 
� At intervals after the first year required by the City. 

Measurement of overflow parking in the neighborhoods will include the following steps: 

1.  Establish acceptable performance measures for the on street parking in the 
impact area.  

2. Inventory the number and type of parking stalls on each block face within the 
impact area. 

3. Survey the parking demand each hour between 10 AM and 7 PM on a 
weekday. The parking demand divided by the parking supply represents the 
parking occupancy rate. 

4. If the acceptable occupancy rate is exceeded, the owner shall implement one 
or more measures, at the owner’s cost, to reduce spillover parking. Potential 
measures are listed below.  

Remedy 

If the monitoring determines that a remedy is needed, the owner will modify its 
transportation and parking management plan to reduce trips and parking spillover. The 
modified plan shall be approved by the City of Kirkland. The following are potential 
measures that could be included in the plan; additional or alternative measures will also 
be considered.

� Modify on-site parking management programs to eliminate spillover. 
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� Increase distribution of transit passes.  This may extend to all employees 
within the site. 

� Increase incentives for employees who walk or bike to work.

� Increase incentives for carpools.

� Change the price of parking. 

� Modify Phase Two construction to either limit the amount of building 
space constructed or increase parking for the site. 

� Post parking time limits on affected streets. 

� Provide off-site parking and shuttle services. 

Failure to modify the plan to achieve desired goal could result in the owner being fined 
by the City of Kirkland. The fine shall be set to match the fine listed in Kirkland 
Municipal Code Section 7.06.120, Enforcement of the City of Kirkland CTR Ordinance, which
is currently $250 per day.



Appendix F 
Transportation Facility Improvements Assumed in the Traffic Forecasts 



�



TRANSPORTATION FACILITY IMPROVEMENTS ASSUMED IN THE TRAFFIC 

FORECASTS (DOCUMENTED IN THE KIRKLAND COMP PLAN) 

The following roadway improvements are assumed to be completed by 2022 in the City 
of Kirkland and included in the 2022 BKR model. 

� 2-lane to 3-lane widening on NE 132nd from 100th Avenue NE to the east city 
limit (132nd Ave NE).   

� A new 2-lane connection on NE 130th Street between Totem Lake Boulevard 
and 120th Avenue NE.  

� A new 2-lane connection on 119th Place NE between NE 128th Street to the new 
road above.

� 3-lane to 5-lane widening on 120th Avenue NE from NE 128th Street to NE 
132nd Street.

� 3-lane to 5-lane widening on 124th Avenue NE from NE 116th Street to NE 124th 
Street.

� 2-lane to 3-lane widening on 124th Avenue NE from NE 85th Street to NE 116th 
Street

� A new 3-lane connection on NE 120th Street from Slater Avenue NE to 124th 
Avenue NE  

� A new 2-lane road on 118th Avenue NE from NE 116th Street to NE 118th Street  

� Widening of 132nd Avenue NE to three lanes from NE 85th Street to Slater 
Avenue NE  

� New NE 120th Street from 124th Avenue NE heading west to connect with new 
118th Avenue NE Street.  

� New 118th Avenue NE street connection from NE 116th Street to new NE 120th 
Street east of 124th Avenue NE.  

� New Traffic signal at the Kirkland Avenue/3rd Street intersection.  One lane 
approach with left-turn lane on all four legs.  

� New traffic signal at the Kirkland Avenue/6th Street intersection. One lane 
approach with left-turn lane on all four legs.  

� Adding a second northbound left-turn lane at the 85th/120th Avenue NE 
intersection.   



� Installing northbound and westbound right-turn lanes at the NE 70th Street/132nd 
Avenue NE intersection. 

� Adding a northbound receiving lane at the 100th Avenue NE/NE 132nd Street 
intersection and re-striping the northbound right-turn lane to a shared through-
right lane.  

� Adding a northbound receiving lane at the 100th Avenue NE/NE 124th  Street 
intersection and Re-stripe the northbound right-turn lane to a shared through-
right lane.  

� Adding a second southbound through lane, a second northbound left-turn lane 
and a northbound right-turn lane at the NE 124th Street/124th Avenue NE.  


