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MEMORANDUM 
 
Date: March 5, 2014 
 
To: Planning Commission  
 
From: Dorian Collins, Senior Planner 
 Paul Stewart, Deputy Director 
  
Subject: Kirkland Industrial Lands Study  
 
I. RECOMMENDATION 
 
Receive a presentation from Chris Fiori and Matt Hoffman of Heartland LLC and provide 
comments and preliminary direction to staff regarding findings and policy options.  
Direction from the Planning Commission will be incorporated into draft policies to be 
prepared for the Land Use Element and Totem Lake Business District Plan.   
 
II. BACKGROUND DISCUSSION 
 
The City of Kirkland retained the firm of Heartland LLC to evaluate land use policies and 
objectives for the city’s four “light industrial” areas, as part of the update of the 
Comprehensive Plan.  Three of the areas are zoned for these uses, while the fourth 
(“Parmac”) is currently developed with these uses, but planned for a transition to office 
use.  Page two of Attachment 1 contains a map which identifies the four study areas. 
 
The scope of the study includes: 
 

• An overview of industry groups and businesses in the study areas and across the region; 
• A characterization of industrial lands in the context of Kirkland’s overall land portfolio to 

assess the pros and cons of retaining industrial uses based on the supply and demand 
for other desirable uses such as office; 

• An overview of real estate development and land use patterns in the study areas;  
• An explanation about how locational decisions for office uses around the region are 

made; 
• An explanation of the land/value equation that justifies attracting new office uses in the 

near term; 
• A determination of whether the introduction of interim uses or transitional uses would 

undermine long term land use goals, support initiatives like the CKC, and 
recommendations of potential approaches to regulations if interim uses are determined 
to be desirable. 
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In February, the consultants met with stakeholders to discuss opinions regarding challenges and 
opportunities to redevelopment in the study areas.  The consultants also presented the initial 
findings from the study to the City Council on March 4th.  The presentation is included as 
Attachment 1.  A draft of a “decision tree” is also attached (see Attachment 2), which is 
intended to help staff and the Commission assess potential alternative approaches for policies 
and regulations in industrial areas.   
 
The final product to be provided by the consultants will be a “white paper”, which will 
summarize the study’s findings and incorporate feedback from the stakeholder focus group and 
City Council meeting.  While that paper is not available yet, it will be provided to the Planning 
Commission before the meeting on March 13th. 
 
III. NEXT STEPS  
 
Staff will use the Industrial Lands study to develop policy options for these industrial areas 
in the Land Use Element and the Totem Lake Business District Plan.  This topic will be 
discussed at the Planning Commission meeting on March 27th.   
 

Attachments: 
 
1. City Council Presentation (PowerPoint) – March 4, 2014 
2. Land Use Decision Tree (DRAFT) 
 

2



March 4, 2014

City Council Presentation
Industrial Zoned Property

The Study Areas

Introduction1

• Four Study Areas
• 124th Street Corridor

• ParMac

• NorKirk

• 6th Street Corridor

• All generally characterized as industrial 
but each unique

Attachment 1 

3



Eastside Office & Industrial Context

Context2

• Kirkland is a fraction of the Eastside office and industrial market

• The Study Areas comprise Kirkland’s “workbench”

• The Study Areas are effectively a secondary office market in the region

Distribution of Gross Building Square Footage

Kirkland as % 

of Eastside

Study Areas as 

% of Eastside

Study Areas as 

% of Kirkland

Industrial 18% 14% 77%

Office 8% 1% 13%

Source: King County Assessor, Heartland

Market Fundamental Overview: Office

3

• New office delivery has been robust

• The pipeline is substantial and concentrated

• Fundamental Drivers 
• Strong overall

• New development in Study Areas not supported

Development Patterns

ParMac

124th St
Corridor

6th St
Corridor

Context

Attachment 1 
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Market Fundamental Overview: Industrial

4

• They haven’t been building industrial

• They aren’t building industrial anymore

• Fundamentals are Strong

Development Patterns

ParMac

124th St Corridor

6th St Corridor

Context

City of Kirkland Employment Snapshot

5

• The Study Areas comprises 13% 
of the city’s jobs

• 45% of the jobs in the Study 
Areas are industrial related

• 28% are information F.I.R.E., or 
professional services related

Context

Citywide Employment Trends: Map of Business Locations

Attachment 1 
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124th Street Corridor Summary

6 Context

• What it is
• Industrial character (79% of BSF industrial)

• 1,866 employees (5.8% of City)

• Aerospace, Cars, and Nintendo

• 9 businesses are 50% of employment

• Majority are small industrial/service 
businesses

• Opportunities/Challenges
• Area identity & integration of 

Corridor Trail

• Growing dealership and aerospace 
presence

• Building height maximum of 45’

ParMac Area Summary

7 Context

• What it is
• Dominantly industrial in character             

(93% of BSF industrial)

• 787 employees (2.5% of City)

• Wide variety of industrial and fitness uses 

• MedRad the big new business

• Recreation niche

• Food and beverage – “the kitchen”

• Opportunities/Challenges
• Area identity & integration of Corridor Trail

• Leveraging I-405 visibility and access

• Building height maximum of 80’

• Interim uses of industrial buildings

• Residential allowed in specific areas

Attachment 1 
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6th Street Corridor/NorKirk Area Summary

8 Context

• What it is
• Balanced mix of building uses by sq ft

(46% office, 36% industrial)

• 1,694 employees (5.2% of City)

• Two distinct areas 
• NorKirk has 69 small industrial businesses 

(largest is 45 employees)

• 6th St Corridor is anchored by Google and 
Western Pneumatic Tube

• Opportunities/Challenges
• Area identity & integration of Corridor Trail

• Leveraging Google’s growth

• Building height maximum of 35’

• Office permitted, limited multifamily

Policy Considerations

Next Steps9

• Portfolio Considerations: Land use goals of Study Areas relative to city-wide

• How important is industrial use to the Kirkland economy?

• Implementation Considerations: Land use code modifications

• Are existing tools for accommodating industrial uses adequate?

• 6th Street/Norkirk and the expansion of office

• PARMAC and its building stock vs. reinvestment limitations

• 124th and existing industrial uses balanced with evolving land uses

Attachment 1 
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Attachment 2
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Attachment 2
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