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MEMORANDUM
To: Planning Commission
From: Angela Ruggeri, AICP, Senior Planner
Date: June 17, 2010

Subject: DRAFT SUPPLEMENTAL PLANNED ACTION ENVIRONMENTAL IMPACT

STATEMENT - TOUCHSTONE (PARK PLACE)
FILE NUMBER: ZONO7-00016

RECOMMENDATION

Receive public testimony on the Draft Supplemental Environmental Impact Statement and
proposed Comprehensive Plan amendments. No action is requested at this time.

BACKGROUND DISCUSSION

In December, 2008, the City Council adopted Ordinance Nos. 4170 and 4171 (see
Attachments 1 and 2) which amended the Comprehensive Plan and Zoning Code in
association with a private amendment request for the Parkplace property. Shortly
thereafter, two parties, Davidson Serles and Continental Plaza, appealed the City's
decision to the Puget Sound Growth Management Hearings Board. The appellants
challenged the ordinances on a number of grounds: lack of compliance with the State
Environmental Policy Act; inadequate service by transportation and other public facilities;
lack of financing plans for capital improvements; intensity of development inconsistent
with the County-wide Planning Policies for King County; and inadequate public facilities.

The Hearings Board issued its decision in October 2009. While it found in favor of the City
and upheld the ordinances with respect to most of the petitioners’ objections, the Hearings
Board found that: 1) the Final Environmental Impact Statement failed to include
reasonable alternatives to the Touchstone proposal, including offsite alternatives; and 2)
the Comprehensive Plan requires amendments to its Capital Facilities and Transportation
Elements to include all necessary capital improvements and a multi-year financing plan
based on the ten-year transportation needs identified in the Comprehensive Plan (see
Appendix B of the Draft Supplemental Planned Action EIS for proposed amendments). It is
important to note that the Hearings Board did not invalidate the ordinances; rather it
remanded them to the City for the purpose of correcting the issues identified by the
Hearings Board. The Hearings Board initially gave the City six months to comply,
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however, later agreed to the City’s request for additional time to allow the City Council to
consider the proposed legislative amendments by October 5, 2010.

DRAFT SUPPLEMENTAL EIS

On October 16, 2008, the City of Kirkland completed the Downtown Area Planned Action
Final Environmental Impact Statement (FEIS) addressing Parkplace and two other
properties in its vicinity. The new Draft Supplemental Planned Action Environmental
Impact Statement (DSEIS) is a supplement to that 2008 FEIS.

The DSEIS considers alternative locations for accommodating additional commercial
growth in or near Downtown Kirkland. The City previously studied additional employment
growth and adopted ordinances approving the Touchstone (Parkplace) Private Amendment
Request in 2008. The DSEIS has been prepared to review alternatives for growth on the
Parkplace site to comply with the Central Puget Sound Growth Management Hearings
Board order and State Environmental Policy Act Rules, which require consideration of off-
site alternatives for legislative actions and private rezones in some situations.:

The DSEIS alternatives consist of different locations in or near Downtown Kirkland for
accommodating the same amount of growth analyzed on the Parkplace site in the 2008
FEIS. The DSEIS alternatives not previously studied in the 2008 FEIS include a
Superblock Alternative, Unified Ownership Alternative, and Off-Site Alternative. In addition,
the DSEIS compares the three new alternatives to the same No Action Alternative studied
in 2008.

Attachment 4 is a memo from Lisa Grueter, Senior Planner with ICF International, the
City's EIS consultants. Ms. Grueter's memo was written in response to a Planning
Commissioner request for a clearer explanation of the relationship of the 2008 FEIS
alternatives to those in the 2010 DSEIS.

The new alternatives do not constifute specific development proposals. No applications
have been submitted, and the new alternatives do not presume to reflect the intentions of
individual property owners or the availability of specific properties. Rather, the new
alternatives evaluate different ways that additional office and retail growth could possibly
be located in and near Downfown.

The City is also considering techniques that can be used to impose mitigation
requirements on project applicants and implementation tools to ensure financing of
transportation improvements. Such tools may include revisions to the Planned Action
Ordinance or take the form of a development agreement with one or more property owners

1See WAC 197-11-440 (5)(d), as well as Central Puget Sound Growth Management Hearings Board Case,
Davidson Serles v. City of Kirkland (October 5, 2009), Case No. 09-3-0007c.
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consistent with RCW 36.70B.170, or a similar technique (see Attachment 3 for the
approved Planned Action Ordinance for the Touchstone (Parkplace) project).

The DSEIS was issued on May 27, 2010. Paper copies were sent to the Planning
Commission at that time and the document was posted on the City’s website. The City's
environmental consultant also gave a presentation explaining the DSEIS to the Planning
Commission at their June 10 study session.

PLANNING COMMISSION ACTION

The Planning Commission will hear public comment on the DSEIS and Comprehensive
Plan Amendments at the public hearing on June 24 (see Attachment 7). Eric Shields will
also be there as SEPA responsible official to hear comments on the DSEIS. If for any
reason the hearing needs to be continued, it will be continued to the meeting of July 8.

The Final SEIS will be issued on August 20. The Planning Commission will meet on
August 26 to discuss the Final SEIS. The Commission will use the additional information
provided in the Final SEIS in making recommendations to the City Council on the
Touchstone (Parkplace) amendments and on the amendments to the Transportation and
Capital Facilities Chapters of the Comprehensive Plan as required by the Growth
Management Hearings Board. There are also proposed corrections to the growth capacity
figures on two charts in the Comprehensive Plan - one in the Introduction and one in the
Land Use Chapter of the Plan (see Attachment 6).

The Planning Commission’s recommendation will be presented at the City Council’s study
session on September 21, 2010 and will include two parts:

Touchstone (Parkplace) proposal:

The Planning Commission will have the following recommendation options:

e Option 1: Recommend re-adopting the two ordinances which allow for 954,000
additional square feet of retail and office uses on the Parkplace site which were
already adopted by the City Council in December 2008. These ordinances
included:

0 Amendments to the City of Kirkland Comprehensive Plan (see
Attachment 1 - Ordinance #4170)

0 Amendments to Kirkland Zoning (see Attachment 2 — Ordinance #4171)

These ordinances are presently still in effect. The Growth Management Hearings
Board decision did not invalidate them. [t remanded them to the City for the
purpose of correcting the issues identified by the Hearings Board.
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Ordinance # 4175 (see Atftachment 3) is that Planned Action Ordinance that was
also adopted in December of 2008 to facilitate future environmental review of the
Parkplace site. This ordinance was not part of the appeal to the Growth
Management Hearings Board. It is also still in effect and will not need to be re-
adopted.

e Option 2: Recommend that changes be considered to the existing ordinances.

0 If the Council determines that a change should be considered to the
existing ordinances, the ordinances will remain in place until the City goes
through a new public process to review and adopt any proposed changes.

The Growth Management Hearings Board has required the City to comply with its
order by October 5, 2010. If it is determined that changes are to be made fo the
ordinances, the City will need to go back to the Hearings Board with this decision
and request additional time for completion of their requirements.

Comprehensive Plan amendments relating to other issues:

The Planning Commission will also be making a recommendation on the additional
amendments to the Transportation and Capital Facilities Chapters of the Comprehensive
Plan to include all necessary capital improvements and a multi-year financing plan based
on the 10-year transportation needs identified in the Comprehensive Plan, including those
supporting Downtown growth that were required by the Growth Management Hearings
Board. The proposed changes to the charts and figures in the Comprehensive Plan are
shown In Appendix B to the DSEIS. General wording changes to the text of those chapters
are included as Attachment 5 to this memao.

An update to the Comprehensive Plan Introduction and Land Use Chapters will also be
included in the proposed ordinance. The amendments will be to Table I-7 and LU-4 in the
Kirkland Comprehensive Plan, specifically the “Available Capacity” column since the 3
approved proposals added growth capacity (see Attachment 6). The figures in Tables |-7
and LU-4 will also be brought into conformance with each other, to correct slight
discrepancies in how the “Available Capacity” column was handled.

V. SCHEDULE

Planning Commission Public Hearing — June 24, 2010

End of 30-day comment period for DEIS - 5:00 p.m., June 28, 2010
Final SEIS issue date — August 20, 2010

Planning Commission Study Session & Action — August 26, 2010
City Council Study Session — September 21, 2010

City Council Action — October 5, 2010
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Attachments:

Ordinance 4170

Ordinance 4171

Ordinance 4175

Memo from Lisa Grueter

Comprehensive Plan amendments related to Transportation and Capital Facilities
Chapters

Comprehensive Plan amendments related the Introduction and Land Use Chapter

Letter from Kenneth H. Davidson
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Cc: A-P Hurd, Touchstone, 2025 First Ave, Suite 1212, Seattle, WA 98121
Lisa Grueter, AICP, ICF International, 710 Second Avenue, Suite 550, Seattle, WA 98014

Kenneth Davidson, Davidson, Czeisler & Kilpatric, P.S., 520 Kirkland Way, Suite 400,
Kirkland, WA 98033

File ZONO7-00012
File ZONO7-00016
File ZONO7-00019



Filename: 3C31122F

Directory: C:\Documents and Settings\csaban\Local Settings\Temporary Internet
Files\Content.MSO

Template: \\SRV-FILEO2\users\csaban\Templates\Normal.dotm

Title:

Subject:

Author: Angela Ruggeri

Keywords:

Comments:

Creation Date: 6/18/2010 10:51:00 AM

Change Number: 2

Last Saved On: 6/18/2010 10:51:00 AM

Last Saved By: Angela Ruggeri

Total Editing Time: 0 Minutes

Last Printed On: 6/18/2010 1:45:00 PM

As of Last Complete Printing
Number of Pages: 5
Number of Words: 1,580 (approx.)
Number of Characters: 8,822 (approx.)



)

ATTACHMENT 1

ORDINANCE NO. 4170

AN ORDINANCE OF THE CITY OF KIRKLAND RELATING TO COMPREHENSIVE
PLANNING AND LAND USE AND AMENDING THE COMPREHENSIVE PLAN,
ORDINANCE 3481 AS AMENDED, TO IMPLEMENT CHANGES TO THE
DOWNTOWN PLAN SECTION OF THE MOSS BAY NEIGHBORHOOD PLAN AND
THE TRANSPORTATION ELEMENT, AND APPROVING A SUMMARY FOR
PUBLICATION, FILE NO ZON07-00016.

WHEREAS, the City Council has received a recommendation from the
Kirkland Planning Commission to amend certain portions of the Comprehensive
Plan for the City, Ordinance 3481 as amended, all as set forth in that certain
report and recommendation of the Planning Commission dated November 20,
2008, and bearing Kirkland Department of Planning and Community Development
File No. ZONO7-00016; and

WHEREAS, prior to making said recommendation the Planning
Commission, following notice thereof as required by RCW 35A.63.070, held public
hearings on April, 24, 2008, June 12, 2008, and October 23, 2008 on the
amendment proposals and considered the comments received at said hearings;
and

WHEREAS, pursuant to the State Environmental Policy Act (SEPA), there
has accompanied the legislative proposal and recommendation through the entire
consideration process, a Planned Action Environmental Impact Statement. The
draft of which was issued on April 4, 2008, and the final of which was issued on
October 16, 2008 by the responsible official pursuant to WAC 197-11-400
through 197-11 560; and

WHEREAS, in regular public meeting the City Council considered the
environmental documents received from the responsible official, together with the
report and recommendation of the Planning Commission; and

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of
Kirkland as follows:

Section 1. Comprehensive Plan Text, Tables, and Graphics
amended: The following specific portions of the text of the Comprehensive Plan,
Ordinance 3481 as amended, be and they hereby are amended to read as
follows:

A. Section IX. Transportation Element:
Amendments to Table T-6: State Routes as set forth in Exhibit A
attached to this ordinance and incorporated by reference.

B. Section IX. Transportation Element:
Amendments to Table T-7: Signalized State Route Intersections as set
forth in Exhibit B attached to this ordinance and incorporated by
reference.

C. Section XV.D. Moss Bay Neighborhood:
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Amendments to 3. Downtown Plan as set forth in Exhibit C attached to
this ordinance and incorporated by reference.

Section 2. If any section, subsection, sentence, clause, phrase, part
or portion of this ordinance, including those parts adopted by reference, is for any
reason held to be invalid or unconstitutional by any court of competent
jurisdiction, such decision shall not affect the validity of the remaining portions of
this ordinance.

Section 3. This ordinance shall be in full force and effect five days
from and after its passage by the City Council and publication pursuant to
Kirkland Municipal Code 1.08.017, in the summary form attached to the original
of this ordinance and by this reference approved by the City Council as required
by law.

Section 4. A complete copy of this ordinance shall be certified by
the City Clerk, who shall then forward the certified copy to the King County
Department of Assessments.

Passed by majority vote of the Kirkland City Council in open meeting this

16th day of _ December , 2008.
SIGNED IN AUTHENTICATION THEREOF this _16th day of
December , 2008.
Attest: )

zity g‘}tﬁrk

Approved as to Form:




ATTACHMENT 1 EXHIBIT A
Table T-6 State Routes
PM Peak Hour
State Route Two-Way WSDOT RCA-LOS
Traffic
Volumes
I-405
Existing ..
Roadwa 2006 Forecasted Existing | Future
Ca acity oM 2022 Existing | 2022 Adopted LOS 2005 2022
0 OE p 0‘2’2 boak Traffic AADT | AADT Standard V/C v/C
Volumes LOS LOS
Hour
From To
NE 39th St. NE 70th St. 15,000/19,000 | 14260 19423 | 199870 | 271635 10 13 14
NE 70th St. NE 85th St. 15,000/19,000 | 13550 18975 | 189680 | 265366 10 13 14
NE 85th St. NE 116th st. | 15,000/19,000 | 13820 18944 | 192660 | 264940 10 13 14
NE 116th St. NE 124th st. | 15,000/19,000 | 10136 15705 | 141749 | 219641 10 9 12
NE 124th St. NE 132nd St. | 15,000/19,000 8550 12218 | 119579 | 170865 10 8 9
SR 908 (NE 85th St.)
SB 405 Ramp NB 405 Ramp 4,172 3926 4596 - - E-Mitigated 0.94 1.10
NB 405 Ramp 120th Ave NE 4,172 3660 4764 - - E-Mitigated 0.88 1.14
120th Ave NE 122nd Ave NE 4,000 3186 4081 - - E-Mitigated 0.80 1.02
122nd Ave NE 124th Ave NE 4,000 3379 3904 - - E-Mitigated 0.84 0.98
124th Ave NE 126th Ave NE 4,000 3241 3728 - - E-Mitigated 0.81 0.93
126th Ave NE 128th Ave NE 4,000 3285 4275 - - E-Mitigated 0.82 1.07
128th Ave NE 132nd Ave NE 4,000 2558 3624 - - E-Mitigated 0.64 0.91
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Table T-7 Signalized State Route Intersections

EXHIBIT B

Signalized State Route Intersections

PM Peak Hour Traffic Volumes

PM Peak Hour LOS

Existing 2007

Future 2022

Existing 2007

Future 2022

Corresponding
Letter Grade
LOS for 2022

Planned
Improvement

Projects

1-405

116th Ave NE/NB Ramp

2,295

3,017

0.92

None

NE 72nd PI/SB Ramp

2,195

2,880

0.89

HOV queue
bypass

NE 116th SYNB Ramp

2,914

3,471

0.78

0.90

None

NE 124th SYNB Ramp

3,711

4,552

0.52

0.60

HOV queue
bypass

NE 124th St/SB Ramp

4,396

4,878

0.68

0.74

HOV queue

bypass

Totem Lake Blvd/120th Ave NE

3,294

3,181

0.80

0.89

None

SR 908

NE 85th St/114th Ave NE

4,071

6,090

0.97

Signal
interconnect,
add SB left-

turn lane

NE 85th St/ 120th Ave NE

4,004

5,245

0.83

1.04

Signal
interconnect,
add NB left-

turn lane

NE 85th St/122nd Ave NE

3,490

4,159

0.78

0.90

Signal

interconnect

NE 85th St/124th Ave NE

4,550

5,176

0.88

1.01

Signal
interconnect,
add EB left-

turn lane

NE 85th St/ 132nd Ave NE

3,472

4,996

0.81

Signal
interconnect,
add NB left-
turn lane, SB
right-turn
lane, WB
right-turn
lane, add WB
and EB
through

lanes
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The following text is excerpted from the Downtown Plan section of the Moss Bay Neighborhood Plan
to indicate revisions related to the Parkplace PAR within the context of the Plan. Edited paragraphs
are indicated in shaded text. Graphics showing modifications to neighborhood maps are included as
at the end of this document.

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.

Land use districts in the Downtown area are
identified in Figure C-3.

11
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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 receBtacles 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
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.

12
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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
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

13
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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 7" 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

s1gn1ﬁcant opportunltles for redevelopment fs4eeated—and—aetends—neftheﬂ§hto—lthﬂ%venﬂ%9evelopments+n

bBecause thels area between—@entml—\‘%ay—&nd—lérﬂéand—\&lay—prowdes the best opportunltles in the Downtown

for creating a strong-vital employment base, redevelopment for this-areashould-continne—to-emphasize office
use should be emphasized redevelopment-overresidential. 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

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/multifamilz mixed-use Broiects.

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.
_____________________________________________________________________|]

Mitigation measures to reduce impacts on
single-family residences may be required.
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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.

2

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 SA). 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.

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.
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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.

Desisn 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
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 