
 

CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033   425.587.3225 
www.kirklandwa.gov  

MEMORANDUM 
 
To: Planning Commission 
 
From: Angela Ruggeri, AICP, Senior Planner 
 Paul Stewart, AICP, Deputy Director 
  
Date: November 8, 2012 
 
Subject: PARKER PRIVATE AMENDMENT REQUEST (PAR) 
 FILE CAM12-00290 
 
RECOMMENDATION 
 
Hold a public hearing to take testimony on the potential amendments to the Comprehensive Plan, 
Zoning Code and Municipal Code for the PLA5C study area and make a recommendation to the City 
Council.  
 
Staff is recommending amendments that would allow increased density for properties in the PLA5C 
zone.  Amendments to the Zoning Code would also express height limits in feet rather than in both feet 
and number of stories which is now the case.  Design review for the entire PLA5C zone is also being 
considered, along with reductions in required front setback yards and the amount of required common 
recreational open space.  
 
BACKGROUND DISCUSSION 
 
The City Council directed staff to study the proposed amendments to the Comprehensive Plan and 
Zoning Code for PLA5C.  The amendments would allow increased density for the parcel at 911 - 5th 
Avenue in the Moss Bay Neighborhood (see Attachment 1).  The property is currently developed with 
office uses and there are office uses to the south.  The post office is to the west.  There is multifamily 
housing (zoned PLA 5D) to the east and NE 85th Street is directly north of the site. 
 
This proposal is a further refinement of the 2008 proposal included in the Downtown Area Planned 
Action Ordinance.  The 2008 proposal included the Parkplace mixed use project along with two other 
PARs (the Orni proposal and the Altom proposal).  The Parker property was included in the Orni 
proposal.  At that time, the Orni request was to rezone the area from PLA5D to PLA5C, and to change 
the land use designation from High Density Residential to Office/Multifamily.  This rezone increased the 
permitted height on the subject properties from 30’ above average building elevation to the lower of 6 
stories or 60’ above average building elevation.  Amendments to the PLA5C zoning regulations required 
buildings to step down to 4 stories or 40’ above average building elevation for the portion of the 
buildings within 325’ of the residential properties to the east (the properties included in the Orni 
proposal).   
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Although multifamily residential uses are allowed in PLA5C, increased density was not part of the 
original proposal.  The density/floor area ratio for the property was raised for office development with 
the original amendment, but remained limited for multifamily.  Because of this, the present designation 
and zoning encourages the development of office and discourages multifamily.  An amendment for 
increased density was approved for the Altom PAR in 2011. The Altom PAR is also located in PLA5C.  
That amendment allowed the residential density on only the Altom site to be commensurate with the 
increased height allowed in 2008.   
 
The Planning Commission reviewed the request at their study session on September 27, 2012 and 
directed staff to study the full PLA5C zone (see Attachment 2), rather than just looking at the Parker 
property.  In addition to the office buildings that are located on the Orni and Altom properties, the PLA 
5C zone includes a 4 story office building on the corner of Central Way and 6th Street and the US Post 
Office.  The PLA5C zone is surrounded by Parkplace and the Central Business District to the west; NE 
85th Street to the north; multifamily development to the east (PLA5D with a density limit of 24 
units/acre); and office and multifamily development with one single family home to the south (PLA5A 
with a density limit of 24 units/acre).  The allowable density in PLA5C is presently 24 units per acre, 
except in the Altom PAR area.  The proposal would remove the maximum density indicated by units per 
acre.  Instead, density would be determined by the number of units that would fit in the building 
envelope.  The building envelope is determined by the Zoning Code regulations relating to required 
yards, maximum height and lot coverage.  This is how density is currently determined in the Central 
Business District which is just west of the PLA5C zone. 
 
Additional Amendments for PLA5C 
 
The Planning Commission held another study session on October 25, 2012 where they reviewed the 
whole PLA5C zone, and it was determined that the following other sections of the Zoning Code may 
require amendments. 
 
• Design Review: 

The properties in PLA5C share characteristics with the Central Business District (CBD) and in the 
CBD densities are established through building height and bulk requirements.  However, one 
difference between the two zones is that design review is required in the CBD.  In the PLA5C zone, 
administrative design review is only required for buildings over 30’ above average building elevation 
(ABE) that are either south of 4th Avenue and within 180’ east of 6th Street (Altom PAR area) or 
within 325’ of the PLA 5C eastern boundary (Orni PAR area).  
 
Potential Code Amendments: 
Require Design Review for development activities in PLA5C.  Use Zoning Code Chapter 142 (Design 
Review) to determine the type of Design Review that will be required. 

 
• Common Recreational Open Space: 

In PLA5C, 200 square feet of common recreational open space is required per unit of multifamily 
housing.  This is not a requirement in other zones where density is determined by building height 
and bulk (such as the CBD, JBD and Totem Lake).  At a previous study meeting, the Planning 
Commission proposed that common recreational open space should still be required, but that a limit 
be put on the total requirement per multifamily project. 
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Potential Code Amendments: 
Continue to require 200 square feet per unit, but cap the maximum requirement at 4800 square 
feet/acre. The present zoning allows 24 units per acre resulting in 4800 square feet of required 
open space per acre.     

• Front Yard Setback Requirements: 
The present zoning requires an additional 1’ setback from the front property line for each one foot 
above 30’ in height.  The existing front property line setback is 20’, so if a building is 60’ high it 
would be required to be setback from the front property line 50’.  The front property line setback is 
0’ for most uses in the CBD and JBD.  The front property line setback is 10’ for many of the uses in 
Totem Lake and the North Rose Hill Business District. 
 
Potential Code Amendments: 
Reduce the front setback yard to 10’ and remove the requirement for an additional 1’ of setback for 
each 1’ of height above 30’ ABE. 
 

• Height Limits Expressed in Feet and Number of Floors: 
Height limits in the Zoning Code for PLA5C are expressed in terms of number of stories as well as 
number of feet.  It will be less confusing and consistent with other areas of the code if maximum 
height is expressed in feet rather than in both feet and number of stories which is now the case. 
 
Potential Code Amendment: 
Express height in feet only (remove story limit). 

 
Summary of Potential Amendments: 
 
Comprehensive Plan: 
• Change in density for PLA5C on the Comprehensive Plan Land Use maps (see Attachments 3 & 4).  
• Change in Comprehensive Plan language relating to density for PLA5C (see Attachment 5). 
 
Zoning Code: 
• Change in density limit for PLA5C (see Attachment 6).  
• Change in height limit to feet only - remove maximum number of stories (see Attachment 6) 
• Change front yard setback requirements (see Attachment 6) 
• Change Design review requirements (see Attachment 6, 7 and 8)  
• Edit Chapter 112 – Affordable Housing Incentives – Multifamily to add PLA 5C to the sections in 

Chapter 112 presently relating to affordable housing requirements in the Rose Hill and Totem Lake 
zones (see Attachment 9)  

• Put maximum square footage limit on Common Recreational Open Space requirement (see 
Attachment 10) 
 

Update Design Guidelines in Municipal Code to include PLA5C 
• See Attachment 11 
 
Environmental Review 

 
An EIS Addendum was issued on November 7, 2012 to fulfill the environmental review requirements for 
the proposed amendments for PLA5C.  The impacts of the proposal are within the range of impacts 
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disclosed and evaluated in the 2004 City of Kirkland Draft and Final Comprehensive Plan EIS and the 
2008 Downtown Planned Action FEIS; no new significant impacts have been identified.  Therefore, 
issuance of this EIS Addendum is the appropriate course of action (see Attachment 12). 
 
Decisional Criteria for Amending the Comprehensive Plan and Zoning Code: 
 
The following Factors to Consider in Approving an Amendment to the Comprehensive Plan, found in 
Zoning Code Section 140.25 must be considered when reviewing City initiated amendment requests: 
 
1. The effect upon the physical, natural, economic, and/or social environments. 
  

The traffic impact for a multifamily development built under the proposed amendments would be 
less than that of an office development of the same size which is already allowed under existing 
code (see the “Environmental Analysis – Traffic Impacts” section of Attachment 12). 
 

2. The compatibility with and impact on adjacent land uses and surrounding neighborhoods. 
 

The PLA5C zone is currently developed with office uses and the US Post Office.  The sites to the 
east contain multifamily residential developments and the sites to the south contain office buildings 
and multifamily developments with one single family home.  The NE 85th Street right-of-way is to 
the north.  The Parkplace development and a multifamily residential project are to the west.  The 
properties in PLA5C share characteristics with the downtown.  Densities are established through 
building height and bulk requirements in the Central Business District and they would be 
established in the same way through the proposed amendments for these properties.  Other 
proposed amendments are also similar to the regulations in the Central Business District. 
 

3. The adequacy of and impact on public facilities and services, including utilities, roads, public 
transportation, parks, recreation, and schools. 

 
Public facilities are adequate to handle the increase in density that is proposed. 

 
4. The quality and location of land planned for the proposed land use type and density. 
 

The proposed land use type and density fit well with the Moss Bay Neighborhood Plan and with the 
adjacent downtown development. 
 

5. The effect, if any, upon other aspects of the Comprehensive Plan.   
 

The changes proposed to PLA5C in the Comprehensive Plan are consistent with the existing 
Comprehensive Plan as a whole.  

 
The City may amend the Comprehensive Plan only if it finds that the following criteria found in Zoning 
Code Section 140.30 are met: 
 

1. The amendment must be consistent with the Growth Management Act (GMA). 
2. The amendment must be consistent with the countywide planning policies. 
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3. The amendment must not be in conflict with other goals, policies, and provisions of the Kirkland 
Comprehensive Plan. 

4. The amendment will result in long term benefits to the community as a whole, and is in the 
best interest of the community.   

 
The City may amend the text of the Zoning Code only if it finds that the following criteria found in 
Zoning Code Section 135.25 are met: 
 

1. The proposed amendment is consistent with the applicable provisions of the Comprehensive 
Plan; and 

2. The proposed amendment bears a substantial relation to public health, safety, or welfare; and  
3. The proposed amendment is in the best interest of the residents of Kirkland. 

 
The proposed amendments are consistent with the GMA and countywide planning policies by 
accommodating high density development immediately adjacent to the Kirkland Central Business 
District.  They are internally consistent with other parts of the Comprehensive Plan.  They also bear 
substantial relation to public health, safety and welfare and will be in the best interest of the 
community as they allow for more downtown housing adjacent to the proposed mixed use 
development containing office and retail on the Parkplace site.  The area surrounding the Downtown 
has already been called out in the Moss Bay Neighborhood Plan as generally most appropriate for 
higher density developments. 
 
Next Steps 
 
The Planning Commission will prepare a recommendation to the City Council.  The City Council is 
scheduled to consider adoption of the amendments by ordinance on December 11, 2012. 
 
Attachments: 
1. Map of the PAR area 
2. Map of PLA5C 
3. Map LU-1:  Comprehensive Land Use Map 
4. Figure MB-2:  Moss Bay Area Land Use 
5. Comprehensive Plan language for PLA5C 
6. PLA 5C Use Zone Charts 
7. Zoning Code Chapter 92 – Design Regulations 
8. Zoning Code Chapter 142 – Design Review amendments 
9. Chapter 112 Amendments 
10. Chapter 115 – Common Recreational Open Space 
11. Design Guidelines 
12. EIS Addendum 
 

 
cc: File CAM12-00290 
 Ron Parker 

Moss Bay Neighborhood Association 
KAN 
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