
CITY OF KIRKLAND 
123 FIFTH AVENUE  KIRKLAND, WASHINGTON 98033-6189  (425) 587-3800 

DEPARTMENT OF PUBLIC WORKS 
MEMORANDUM 

 
 
To: Susan Greene, Planner 
 
 
From: Thang Nguyen, Transportation Engineer 
 
 
Date: May 7, 2008 
 
Subject: Waterbrook Traffic Impact Analysis Review, BLD07-00996 
 
 
This memo summarizes public works review of the traffic impact analysis for the proposed 
redevelopment of a commercial site located at 11810 98th Avenue NE.   
 
Project Description 
The applicant proposes to replace a tire a 3200sf tire store, espresso stand and frosty restaurant 
with 84 condos, 4,385 square feet (sf) medical office and a 9,031 sf shopping center.   Parking 
will be provided with both surface and underground parking with a supply of 157 stalls. 
 
Project Trip Generation 
Based on the traffic analysis, it is estimated that the proposed project will generate 57 AM peak, 
61 PM peak and 968 daily net new trips.  It is anticipated that the project will be built and fully 
occupied by 2010. 
 
Traffic Concurrency 
All developments subject to SEPA review are required to pass traffic concurrency.  The purpose of 
traffic concurrency is to ensure that the City roadway network is built concurrent with land use 
growth.  The proposed project was tested for concurrency on July 3, 2007 and passed.  The 
project is allowed to proceed through the development process and must obtain a building or 
development permit prior to July 3, 2008 in order to maintain a valid concurrency status.   
 
Traffic Impacts 
Project traffic distribution and assignment was estimated using the City’s BKR Traffic Model.  
 
The City ‘s Traffic Impact Analysis Guidelines (TIAG) requires a Level of Service (LOS) Analysis 
using the Highway Capacity Manual Operational Method for intersections that have proportionate 
share greater than 1%.  No intersections meet the requirement.  The City requires developers to 
mitigate traffic impacts when one of the following two conditions is met: 
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1. An intersection level of service is at E and the project traffic is more than 15% of the 

intersection traffic volumes. 
2. An intersection level of service is at F and the project traffic is more than 5% of the intersection 

traffic volumes. 
 
Four intersections and the project driveway were analyzed for traffic impact.  The ramp 
intersections on NE 116th Street to I-405 are forecasted to operate at LOS-F without and with the 
proposed project.  However, since no intersection has more than 1% impact, there is no 
requirement for specific off-site level of service traffic mitigation. 
 
A level of service, queuing, gap and sight distance analyses was completed for the site driveway.  It 
is forecasted that the driveway will operate at an acceptable level of service and with negligible 
queuing from the project driveway onto 98th Avenue NE.   
 
 
A gap analysis was completed during the AM and PM peak hours to determine if there are 
sufficient gaps within the traffic on 98th Avenue NE to support the proposed project in combination 
with the traffic from the Juanita Village shopping center development because left-turn traffic from 
these two developments would be competing for the center lane common to both projects’ 
driveway.  In addition, insufficient gaps on 98th Avenue NE would force left-turns entering and 
exiting the driveway to wait and increase the queue length and/or cause vehicle conflict and 
interruption of traffic flow on 98th Avenue NE. 
 
The AASHTO (American Association of State Highway & Transportation Officials) Guidelines 
suggest a safe gap (within the opposing traffic flow) of 6 seconds would adequately allow left-
turning vehicle to turn into the driveway.  The gap analysis shows there are 108 to 150 gaps of 6 
seconds or more within the peak hour.  It is forecasted there would be approximately 92 vehicles 
entering the proposed development and the Juanita Village southern driveway (adjacent to the 
project driveway) from 98th Avenue NE.  Thus, there are sufficient gaps to accommodate in-bound 
traffic in the morning. 
 
For outbound traffic from the site and the southern driveway of Juanita Village crossing two lanes 
of traffic, a safe gap of 8.5 seconds is required.  On-site survey indicates that there are 109 gaps 
in the AM peak hour and 76 gaps during the PM peak hour.  In comparison, 36 vehicles are 
forecasted to exit both the project driveway and the Juanita Village southern driveway in the AM 
Peak hour.  For the AM peak hour, there would be adequate gaps.   
 
Currently, the left-turn bay length works sufficiently to accommodate the current southbound left-
turn demand.  In the future, during the PM peak hour, there are 76 gaps and 70 vehicles needing 
to exit the two driveways. The gap analysis is based on an even distribution of gaps and left-turn 
traffic which is unlikely because of the proximity of the traffic signals on 98th Avenue NE.  The traffic 
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signals on 98th Avenue NE produce platoons of traffic (traffic travel in groups).  The analysis 
assumes no platooning (even distribution of traffic) and assumes that a one-vehicle queue length 
may be sufficient with the even distribution of traffic entering and exiting the site and on 98th 
Avenue NE.  With increasing left-turns due to the proposed project and platooning of traffic on 98th 
Avenue NE, it is most probable that some times more than one vehicle entering the project site will 
need the use of the left-turn bay at the same time.  When this occur the second vehicle in queue 
would block the through travel lane and create vehicle conflict.  
 
Providing additional queue length in the center turn lane would remove the vehicle turning left into 
the project driveway from blocking the through travel lane and minimize vehicle conflicting.  It is 
recommended that the crosswalk be relocated approximately 50 feet north.  This would improve 
the operation of the center turn lane and provide queuing for two vehicles. 
 
The other option is to restrict left-turns entering and exiting the project driveway.  However, this 
option would impact the existing residents and businesses that share the project driveway. 
 
Parking 
The property is located in the JBD 2 zone.  In this zone, Stacked or Attached Dwelling Units are 
required to provide 1.7 parking spaces per unit with up to an additional 0.5 stalls per unit for guest 
parking.  General retail Establishments are required to provide one parking space for each 300 
square feet of gross floor area and office uses are required to provide 1 stall for each 300 square 
feet of gross floor area, not including veterinary, medical, or dentist offices which have a greater 
parking demand.  Based on these requirements, the total number of required spaces is as follows: 
 
Use Square Footage/# 

of Units 
Required Parking 
Ratio 

Total # of Required 
Stalls 

Stacked or Attached 
Dwelling Units 

84 units 1.7 stalls per unit + 
0.5 stalls per unit 

184.2 

Retail Establishment 9,080 square feet 1 stall for every 300 
square feet 

30.3 

Office Use (not 
including veterinary, 
medical, or dentist 
offices) 

2,814 square feet 1 stall for every 300 
square feet 

9.38 

   223.88 stalls 
 
 
The applicant has requested a parking modification to provide a total of 159 parking stalls, 65 
fewer than that required by the Zoning Code.  A separate parking modification request that 
included a parking study was submitted for staff review.  Based on the findings, staff has approved 
the parking modification with the following conditions: 
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The applicant is proposing 109 parking stalls reserved for the residents plus 10 additional stalls for 
visitors to the resident use, which exceed the demand of 106 stalls for 84 unit multi-family 
(containing 58 one-bedroom, 14 studio, and 12 two-bedroom units) based on a one per bedroom 
rate allowed at other similar development..  Staff agrees with the proposed parking allocation for 
the resident use.  In addition, visitor parking shall be located in an ungated area that shall remain 
accessible to visitors at all times. 
 
The applicant proposes to provide 40 parking spaces for the retail and office uses based upon the 
standard parking rates established in the City of Kirkland Zoning Code.  It should be noted that the 
parking supply proposed by the applicant for the commercial uses would not support 
restaurant/tavern/fast food restaurant demand, nor would it support veterinary, medical or dental 
offices, all of which have a higher standard parking rates established in the Zoning Code.  The 
commercial parking shall be ungated and accessible to the public after business hours. 
 
 
Road Impact Fees 
Per City’s Ordinance 3685, Road Impact Fees per Impact Fee Schedule in effect June 14, 1999 
are required for all developments.  Road impact fees are used to construct transportation 
improvements throughout the City.  Unless, the applicant has submitted a complete building 
permit prior to February 1, 2008, the development will be assessed road impact fees as 
summarized in Table 1.  Final traffic fee will be determined at time of building permit issuance. 
 

Table 1.  Road Impact Fee Estimate 
Uses Fee Rate Units Impact Fees 

Condos $2,012 per unit 84 $169,008.00 
Retail Shopping Center $4.02 per sq. ft.  9,031 sq. ft. $36,304.62 

General Office $6.64 per sq. ft. 4,385 sq. ft $29,116.40 
Sub-Total   $234,429.02 

Auto Care Center $3.91 per sq. ft. 3,200 sq. ft ($12,512.00) 
Espresso Stand* $0.84 per sq. ft 120 sq. ft ($100.80) 

Net Fee   $221,816.22 
*The Espresso Stand paid $100.80 in road impact fee in 2006 
 
Staff Recommendations 
Staff believes that the proposed project will not create significant traffic impacts that would require 
specific off-site traffic mitigation.  Staff recommends approval of the proposed project with the 
following conditions: 
 

• Pay Road Impact Fee 
• The development shall provide 119 parking spaces for the residential use.  At a minimum, 

ten of those 119 stalls shall be allocated for visitor parking and shall be accessible at all 
times by the public.   
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• Forty parking stalls shall be provided for the retail and office uses and shall be made 
accessible to the public after business after 7PM. 

• Medical office, restaurant, dance and group exercise studios, health club and tavern 
should not be allowed unless additional parking can be provided to meet the City’s 
requirements. 

• Relocate the existing crosswalk 50 feet north. 
 
Any uses other than what is reviewed in this memo proposed to occupy the proposed building may 
require an updated traffic concurrency test and traffic impact analysis.  If you have any questions, 
call me at (425) 587-3869. 
 
 
 
cc:  Stefanie Fishman, The Transpo Group 
 Dan McKinney, The Transpo Group 
 Permit Plan, BLD07-00996 
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CITY OF KIRKLAND 
123 FIFTH AVENUE  KIRKLAND, WASHINGTON 98033-6189  (425) 587-3800 

DEPARTMENT OF PUBLIC WORKS 
MEMORANDUM 

 
 
To: Stacy Clauson, Planner 
 
 
From: Thang Nguyen, Transportation Engineer 
 
 
Date: July 3, 2007  
 
Subject: Waterbrook Traffic Concurrency Test Notice, DRC07-00002 
 
 
This memo summarizes public works review of the traffic concurrency test result for the proposed 
redevelopment of a commercial site located at 11810 98th Avenue NE.   
 
Project Description 
The applicant proposes to replace a tire a 3200sf tire store, espresso stand and frosty restaurant 
with 84 condos, 4,385 square feet (sf) medical office and a 9,031 sf shopping center.   It is 
estimated that the proposed project will generate 71 net new trips during the PM peak hour and 
1,205 daily trips.  It is anticipated that the project will be built and fully occupied by 2010. 
 
The proposed project passed traffic concurrency.  Attached is the result of the concurrency test.  
This memo will serve as the concurrency test notice for the proposed project. Per Section 
25.10.020 Procedures of the KMC, this Concurrency Test Notice will expire in one year (July 3, 
2008) unless a development permit and certificate of concurrency are issued or an extension is 
granted.  
 
 
EXPIRATION 
The concurrency test notice shall expire and a new concurrency test application is required unless: 
1. A complete SEPA checklist, traffic impact analysis and all required documentation are 

submitted to the City within 90 calendar days of the concurrency test notice.     
 
2. A Certificate of Concurrency is issued or an extension is requested and granted by the Public 

Works Department within one year of issuance of the concurrency test notice.  (A Certificate of 
Concurrency is issued at the same time a development permit or building permit is issued if 
the applicant holds a valid concurrency test notice.) 
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3. A Certificate of Concurrency shall expire six years from the date of issuance of the concurrency 
test notice unless all building permits are issued for buildings approved under the concurrency 
test notice.         

   
 
APPEALS 
The concurrency test notice may be appealed by the public or agency with jurisdiction.  The 
concurrency test notice is subject to an appeal until the SEPA review process is complete and the 
appeal deadline has passed. Concurrency appeals are heard before the Hearing Examiner along 
with any applicable SEPA appeal.  For more information, refer to the Kirkland Municipal Code, Title 
25. If you have any questions, please call me at x3869. 
 
 
 
 
cc:  Stefanie Fishman, The Transpo Group 
 Dan McKinney, The Transpo Group 
 Permit Plan, DRC07-00002 
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Waterbrook  concurrency test.xls

1) Project ID: Waterbrook Mixed Use Development

2) Project 
Description:

3) Build-out Year: 2010
SUMMARY OF TRAFFIC IMPACTS

8) Daily Trips 1,205 TAZ:
Signalized Intersection PM Peak Traffic Impact

LT TH RT LT TH RT LT TH RT LT TH RT

Driveway/98th Ave NE 20 13 26 12 71
0

201 98th Ave NE/Juanita Dr 14 11 12 7 1 45
202 100th Ave NE/NE 124th St 6 1 6 5 6 24
203 100th Ave NE/NE 132nd St 5 5 10
204 116th Way NE/NE 132nd St 0
205 Market St/Forbes Creek 10 6 16
206 98th Ave NE/NE 120th Pl 12 12 24
207 Juanita Drive/93rd Ave NE 1 1
208 Juanita Dr/97th Ave NE 1 1
209 Market St/7th Ave 10 6 16
313 NE 124th St/113th Pl NE 5 6 11
312 NE 124th St/116th Ave NE 1 2 3 1 7
317 I-405/SB Off  NE 124th St 2 3 5
318 I-405/NB Off  NE 124th St 2 3 5
310 NE 116th St/120th Ave NE 12 14 26
319 I-405/SB Off NE 116th St 4 8 14 26
320 I-405/NB Off NE 116th St 4 6 8 18
311 NE 116th ST/124th Ave NE 1 3 1 5 10

Transportation Concurency Test

Subarea No A= Max. Intersection LOS

Southwest (1xx) 1.4 yes yes

Northwest (2xx) 1.4 yes yes

Northeast (3xx) 1.4 yes yes

East(4xx) 1.4 yes yes

TEST RESULTS

Result: PASS

* Based on Critical Movement, Planning Method TRC #212.
1. Number of intersection exceeding Average V/C LOS Standard (2022)
1. Sixth Year Target Average V/C ratio, see step 6, part 1 of the guidelines

4) Transportation Concurrency 
Status

6) Transportation Concurrency 
Certificate Date:

Replace a tire a 3200sf tire strore, expresso stand and frosty reastaurant with 84 condos, 4385 medical office and 9031 shopping 
center use PASS

5) Transportation Concurrency 
Test Date

7) Certificate of Occupancy 
Date

3-Jul-07

Code Intersection

Project PM Peak Turning Volumes
Eastbound Westbound Northbound Southbound

PM Peak Trips: 71

PM Peak 
Trips Daily Trips

Impacted 
Subarea(s): Nw 284

Sum of 
Critical 

Vol*

Vol. 
Capacity 

Ratio*

LOS Standards LOS with Project Impacts

a <= A? b<= B?B=Average 2010 V/C a=No. exceeding 1.4 b=Average V/C

0.90 0 0.82

0.90 0 0.87

0.88 0 0.85

1.05 0 0.99
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