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MEMORANDUM 
 
To: Planning Commission 
 
From: Angela Ruggeri, AICP, Senior Planner 
 Paul Stewart, AICP, Deputy Director 
 Eric Shields, AICP, Planning Director 
 
Date: January 21, 2015 
 
Subject: Parkplace Amendment Request 
 FILE # CAM14-02188 
 
RECOMMENDATION 
 

 Receive a briefing on the proposed amendments to the zoning text for CBD-5A; 
the proposed modifications to the Master Plan and Design Guidelines; the EIS 
addendum; and the Planned Action Ordinance for Parkplace.   

 Hold a public hearing on the proposed zoning text amendments.  
 Make a recommendation to the City Council to approve the zoning text 

amendments and advise the Council to approve the Master Plan and Design 
Guidelines changes.  
 

KEY ISSUES 
 
Zoning Code – Proposed Amendments (Attachments 2 and 3) 
 

 Increase allowed residential square footage from 10% of total gross floor area to 
30%. 

 Include a 10% affordable housing requirement if residential percentage is 
increased. 

 Allow one drive through facility for a bank or related financial service. 
 Increase the movie theatre incentive from 10% to 20% of required retail square 

footage. 
 
Master Plan and Design Guidelines – Proposed Amendments (Attachment 4) 
 

 Gateway District and Central Way District - change in modulation guidelines (see 
pages 26-29 of Design Guidelines).  

 Park Interface District – additional wording to protect project orientation to Peter 
Kirk Park (see page 30 of Design Guidelines).  

 Main access now off of Central Way rather than 6th Street (see pages 10 & 11 of 
Master Plan). 
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BACKGROUND DISCUSSION 
 
The City Council received a letter dated October 3, 2014 from G. Richard Hill 
representing Kirkland Parkplace requesting that the City consider changes to the zoning 
text for CBD 5A and revisions to the Master Plan and Design Guidelines.  At its October 
21, 2014 meeting, the City Council directed the Planning Commission to study and 
provide a recommendation on the Parkplace proposal. As discussed below, the most 
significant amendment requested is to increase the percentage of residential use 
allowed.  On November 12, 2014, the Planning Commission received a briefing on the 
proposed amendments and discussed the work plan. At the Planning Commission’s 
December 11, 2014 meeting the code amendments were reviewed further.  The 
changes to the Master Plan and Design Guidelines were also presented by the project 
architect. The staff reports for these Planning Commission meetings can be found at: 
 
http://www.kirklandwa.gov/depart/planning/Boards_and_Commissions/Planning_Commi
ssion.htm 
 
The following items will be discussed at the January 29, 2015 meeting. 

 
A. Parkplace Current and Previous Proposal: 
 
The Parkplace property (see Attachment 1) is now owned by KPP Development LLP and 
the owner has presented the City with its proposal to modify the zoning text for CBD 5A 
and the adopted Master Plan and Design Guidelines for Parkplace. The proposed project 
is expected to have approximately 1,175,000 square feet which is significantly less than 
the original 1,750,000 square feet in the previously approved proposal. 
  
The existing zoning that was adopted in 2008 allows building heights up to a maximum 
of 8 stories (up to 115 feet) on most of the site, with lower heights adjacent to Peter 
Kirk Park and Central Way. No changes are being proposed to the allowed height. 
 
B. Process: 
 
In the adopted Master Plan and Design Guidelines, major modifications to the Master 
Plan are required to be reviewed by staff for consistency with the Comprehensive Plan 
and to be approved by the City Council. KMC 3.30.040 states that the City Council shall 
consult with the Planning Commission prior to amending the Master Plan and Design 
Guidelines. 
 
The Planning Commission will make recommendations to the City Council on the zoning 
text changes (Attachments 2 and 3) and advise the Council on the amendments to the 
Master Plan and Design Guidelines (Attachment 4).  The Planning Commission will not 
be reviewing the actual design of the project.  Section 160.60 of the Zoning Code states 
that the City may not consider a specific proposal site plan or project in deciding 
whether or not a proposal should be approved. 
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An addendum to the Parkplace EIS, the Supplemental Parkplace EIS and the MRM EIS 
has been completed and is available for review by the Planning Commission to help with 
its recommendation (Attachment 5).  Amendments to the original Planned Action 
Ordinance for the Touchstone Project have also been included in this packet for 
information purposes (Attachment 6). The Planned Action Ordinance is a separate City 
Council action and is not part of the Zoning Code or Master Plan.  
 
The project design will be reviewed by the Design Review Board (DRB) in 2015, after 
the City Council has made a decision on the proposed changes to the zoning text and 
the Master Plan and Design Guidelines.  These documents will be used by the DRB in 
their review of the project design.   
 
Per Zoning Code Section 142.55, the applicant must begin construction or submit to the 
City a complete building permit application for the development within five years after 
the final approval of the Design Review Board or the decision becomes void. The 
applicant must substantially complete construction for the development activity within 
seven years after the final Design Review Board approval or the decision becomes void. 
 
For development activity with phased construction (such as this proposal), lapse of 
approval may be extended by the Design Review Board and made a condition of the 
notice of decision. 

 
C. Proposed Zoning Text Changes: 
 
The proposed changes to the zoning text that the Planning Commission will be reviewing 
include the following (see Attachments 2 and 3): 
 

 The current zoning code limits residential development to 10% of the total gross 
floor area of the Master Plan; a zoning amendment is requested to increase this 
limit to 30%. 
 

 The current code requires that the gross floor area of retail and restaurant uses 
be equal to or greater than 25% of the gross floor area of office uses. This 
regulation is not proposed to be changed; however, the current zoning also 
provides an incentive to include a movie theater in the project which is proposed 
to be changed.  The code states that a maximum of 10% of the required retail 
and restaurant square footage may be met by movie theater square footage. A 
zoning text amendment is proposed to change this incentive to 20% of the 
required retail and restaurant square footage.  
 

 The current code does not allow drive through facilities.  A zoning text 
amendment to allow a bank drive through is requested. 

 

 Staff is proposing a 10% affordable housing requirement if the residential 
percentage is increased (see Attachment 3).  This 10% of affordable housing is 
commonly required when residential development capacity is increased.  The 
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requirement is in accordance with Comprehensive Plan Policies H-2.3 and H-2.4 
which state:  
 
Policy H-2.3:  Promote the provision of affordable housing by private sector 
residential developments. 
 
Policy H-2.4:  Provide affordable housing units when increases to development 
capacity are considered. 
 

The following Zoning Code criteria must be met when zoning text changes are proposed. 
 

135.25 Criteria for Amending the Text of the Zoning Code 
The City may amend the text of this code only if it finds that: 

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

See Comprehensive Plan analysis in Section D of this memo. 

2.    The proposed amendment bears a substantial relation to public health,   
safety, or welfare; and 

 

Much of the public comment around the current proposal has been focused on the 
residential component, reduction in office and retail space, open space and the existing 
height allowance.  A review of these public welfare issues follows: 
 
Residential:  A discussion of the addition of residential uses in mixed use projects and of 
combining residential with retail uses is included in Attachment 7 to this memo. It 
should also be noted that the 2008 proposal had a hotel that was approximately 
250,000 square feet.  There is no hotel in the current proposal. 
 
Retail:  The importance of preserving retail in the mix of uses has been identified.  The 
applicant has not asked for a change in the Zoning Code requirement of retail square 
footage equal to 25% of the office square footage on the site.  Since there will be less 
office in this current proposal than in the 2008 proposal, the amount of required retail 
will also be less. The current proposal includes community serving retail such as a new 
grocery and a movie theatre.  The proposed retail will be 225,000 square feet, which is 
an increase of 81,850 square feet over the existing 143,150 square feet presently on the 
site. 
  
Open space: The original 2008 rezone for Parkplace was partially based on the creation 
of a network of public open space.  The new proposal includes more open space than 
the 2008 design.  Pedestrian space in the 2008 proposal was 10% of the site or 
approximately 51,000 square feet).  It will be between 15% and 20% of the site with a 
minimum of 75,000 square feet in the new proposal. 
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Height Allowance:  The applicant is not proposing a change to the existing Zoning Code 
height allowance, but residential buildings generally have less feet per floor than office 
buildings.  The proposed QFC with residential above will be 20 or more feet lower than a 
QFC building with office above, since there is typically at least a 3’ difference in floor 
height between office and residential uses. 
 
Based on the mitigations incorporated into the Planned Action Ordinance, the 
restrictions and requirements incorporated into the CBD 5A zone, and the development 
requirements included in the Master Plan and Design Guidelines, the proposed Zoning 
text amendments bear a substantial relationship to the public welfare. As reviewed in 
the EIS addendum, there are no significant adverse impacts identified to public health or 
safety. 
 
3.    The proposed amendment is in the best interest of the residents of Kirkland. 

The proposed zoning text changes provide for a vibrant mixed use development in the 
existing Parkplace location which will create a strong employment and base with 
complementary residential, retail and cultural/entertainment uses in the downtown 
activity area and derive the economic development benefits that accompany that base. 
The project has a pedestrian orientation with increased open space, and will include an 
affordable housing component and an expanded grocery store to serve the surrounding 
area. 

 
D.  Comprehensive Plan: 
 
Staff has determined that Comprehensive Plan amendments will not be necessary for 
this proposal.  A complete analysis of the Comprehensive Plan Policies that relate to the 
amendment request is outlined in the EIS addendum (see Attachment 5) and included 
below. 
 
Vision Statement (Excerpt): Downtown Kirkland is a vibrant focal point of our hometown 
with a rich mix of commercial, residential, civic and cultural activities in a unique 
waterfront location. Our downtown maintains a human scale through carefully planned 
pedestrian and transit-oriented development.  
 

Discussion: The Revised Proposal includes a mix of office, retail and residential 
uses in the Downtown, and reflects the broad mix of activities envisioned in the 
Vision Statement. The Parkplace site has been planned to facilitate on-site 
pedestrian movement and will provide connections to other portions of the 
Downtown. The Parkplace site is also located adjacent to and within short 
walking distance of the Kirkland Transit Center. Higher density mixed-use 
development located adjacent to a transit center can also encourage greater use 
of transit.  
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Framework Goals 
 
FG-3: Maintain vibrant and stable residential neighborhoods and mixed-use 
development, with housing for diverse income groups, age groups, and lifestyles. 

Discussion: The Revised Proposal is a mixed-use development that would include 
housing. It is assumed that KZC 112.15 would apply to the revised Proposal and 
would require that 10 percent of residential units be affordable. 
 

FG-4: Promote a strong and diverse economy. 
 

Discussion: The Revised Proposal includes 875,000 square feet of office and 
retail use, and would provide approximately 3,050 total jobs which would 
promote the local economy. A resident population would provide support for 
goods and services provided on-site and within the Downtown area. 
 

FG-8: Maintain and enhance Kirkland’s strong physical, visual and perceptual linkages to 
Lake Washington. 
 

Discussion: The prior Parkplace EIS and SEIS evaluated the visual impacts of the 
proposal and alternatives, which was approved with buildings up to 8 stories in 
height. The Revised Proposal includes buildings up to the same height; aesthetic 
impacts are discussed in greater detail in Section 4.0 of the Addendum.  
 

FG-14: Plan for a fair share of regional growth, consistent with state and regional goals 
to minimize low-density sprawl and direct growth to urban areas. 
 

Discussion: The Revised Proposal would provide approximately 3,050 total jobs 
(2,383 new jobs) and 300 housing units in a compact, high density pattern in an 
urban downtown. This growth would help the City to meet its adopted housing 
and employment growth targets. Please also refer to Section 4.0 of the 
Addendum regarding growth forecasts. 
 

Land Use 
 
LU-1.4: Create an effective transition between different land uses and housing types. 
 

Discussion: Parkplace is located in the CBD 5A zoning district which currently 
permits a mix of office, commercial and residential uses. Residential uses would 
be contained in a mixed-use building located central to the site. Adjacent land 
uses are residential mixed-use to the north, across Central Way; multifamily 
residential and office to the east; office and residential to the south; and civic 
uses and Peter Kirk Park to the west. The prior Parkplace EISs evaluate potential 
land use impacts from the approved, more intensive Parkplace development to 
adjacent uses. Mitigation measures to address identified impacts were 
incorporated into the zoning regulations and design guidelines that apply to 
Parkplace. The Revised Proposal is less intensive and impacts would be similar or 
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lower; zoning regulations may be modified, however, to reflect the change in use 
and revised site plan.  
 
Similarly, the MRM SEIS discusses potential impacts associated with locating 
residential land uses in this general area of the Downtown. The number of 
housing units proposed to be included in the Revised Parkplace Proposal is 
similar to the number of units considered in MRM Alternative 2a, and impacts 
would be similar as well. 
 
Additional information about land use compatibility is included in the Land Use 
section of this Addendum. 
 

LU-3.1: Provide employment opportunities and shops and services within walking or 
bicycling distance of home. 
 

Discussion: The Revised Parkplace Proposal would provide employment 
opportunities for approximately 3,050 total (2,383 net) jobs and housing for 
approximately 513 people. Integrating commercial and residential uses on the 
same site in Downtown Kirkland would facilitate walking or bicycling to shops 
and services within Parkplace and in the Downtown by those living on-site and in 
adjacent residential buildings and neighborhoods.  
 

LU-3.2. Encourage residential development within commercial areas.  
 

Plan explanatory text: “Housing within commercial areas provides the 
opportunity for people to live close to shops, services and places of employment. 
Conversely, residents living within commercial areas create a localized market for 
nearby goods and services, provide increased security, and help to create a 
sense of community for those districts. Residential development within 
commercial areas should be compatible and complementary to business activity. 
Residential use should not displace existing or potential commercial use.” 

 
Discussion: Parkplace is an existing shopping center and office development, and 
it is identified in the Comprehensive Plan as a commercial area. As originally 
approved, Parkplace did not include any residential units, although the zoning 
regulations for district CBD 5A does permit up to 10 percent of the gross floor 
area of the Master Plan to be developed for multifamily housing and assisted 
living facilities. Proposed zoning changes would increase the permitted 
proportion of residential development to 30 percent. Incorporating residences in 
a mixed-use land use pattern could achieve the benefits identified in the plan 
text for policy LU-3.2, such as creating a base of residences who would 
contribute to the market for nearby goods and services, both on-site and in the 
Downtown more generally.  
 
The increase in residential use could, however, be viewed as displacing “potential 
commercial use” since the approved project was entirely office and retail. The 
proposed addition of residential use is also occurring in the context of a project 
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that is being reduced in scale overall compared to what was originally approved, 
so some “potential” for commercial use is being eliminated, with or without the 
addition of housing. But any residential use developed in the originally approved 
project, a use which is allowed by existing zoning standards, would also have 
displaced some “potential commercial use.”  
 
The site’s new owners have revised the site plan to reflect changed market 
conditions; the Revised Proposal includes what is considered to be supportable 
and desirable land uses in the Kirkland real estate market. From this perspective, 
although there may be the “potential” for additional commercial use in terms of 
theoretical utilization of the site’s land area, additional “potential” commercial use 
is not considered to be marketable.  
 
Overall, it seems likely that the intent of LU-3.2 is to provide direction in the 
context of the rezoning or change in use of an individual parcel from commercial 
to residential. Its application in the current situation, which is a diversification 
and reallocation of uses within a master planned site where uses are 
predominantly office and retail, is less clear. The policy issue of residential use is 
also discussed relative to the Moss Bay Neighborhood Plan below. 
 

LU-3.5: Incorporate features in new development projects which support transit and 
non-motorized travel as alternatives to the single-occupant vehicle. 
 

Discussion: As noted in the discussion of LU-3.1, integrating housing with office 
and retail uses on the same site in Downtown Kirkland, proximate to the transit 
center, would facilitate walking or bicycling to shops and services – within 
Parkplace and in the Downtown -- by those living on-site and in adjacent 
residential buildings and neighborhoods. Mixed-use development proximate to 
transit can also encourage use of public transit as an alternative drive-alone 
commuting. Other transit-supportive and non-motorized features were 
incorporated into the original Parkplace project, including implementation of 
transportation management program (TMP) program, and it is assumed that the 
same or a similar program would apply to the Revised Proposal.  
 

LU-3.6: Encourage vehicular and non-motorized connections between adjacent 
properties. 
 

Discussion: Section 8 of the adopted Parkplace Master Plan and Design 
Guidelines (KMC 3.30) require a network of pedestrian connections from the site 
to existing streets and to Peter Kirk Park. .The same or a similar network would 
be required for the Revised Proposal. 
 

Goal LU-4: Protect and enhance the character, quality and function of existing 
residential neighborhoods while accommodating the City’s growth targets. 
 

Discussion: Residential neighborhoods, some of which are mixed-use are located 
in Downtown Kirkland adjacent to the site. Chapter 3.1 of the Parkplace Draft 

8



Parkplace Amendment Request 
Page 9 of 20 

 

 
 

EIS (City of Kirkland, 2008) discusses the potential for significant impacts to 
these neighborhoods from redevelopment of Parkplace. Most potential impacts to 
adjacent residential areas were related to the intensification of 
development/activity on the site and from increased height, and these impacts 
were addressed through a combination of building height limits, increased 
setbacks, and application of design guidelines. Proposed changes would add a 
residential component to the project and would reduce the intensity of 
redevelopment overall, but would maintain the same building heights. The 
inclusion of housing would help the City to achieve its population growth targets, 
while the reduction in employment would .require increased growth in other 
commercial areas, primarily the Totem Lake Urban Center. Impacts would likely 
be the same or less, and the Revised Proposal would be consistent with Goal LU-
4.  
 

LU-4.2: Locate the most dense residential areas close to shops and services and 
transportation hubs. 
 

Discussion: In general, Kirkland’s Downtown, which includes the Parkplace site, 
contains the City’s highest residential densities, and this concentration of housing 
is close to a concentration of shops and services. The high-density residential 
building proposed for Parkplace would be integrated within a mixed-use retail 
and office project that is within a short walk of the Downtown transit center.  
 

LU-4.3: Continue to allow for new residential growth throughout the community, 
consistent with the basic pattern of land use in the City.  
 

Discussion: The City’s “basic pattern of land use” in the Downtown, as expressed 
in the Vision Statement and policy LU-5.3 below, includes a mix of residential, 
office and retail uses; the Revise Proposal is currently part of and would continue 
this basic pattern.  The question of the appropriate mix of land uses on the 
Parkplace site in relationship to the Moss Bay Neighborhood is discussed below. 
 

LU-4.4: Consider neighborhood character and integrity when determining the extent of 
land use changes.  
 

Discussion: The amended proposal will increase employment significantly in 
Downtown, but by less than half as much as the 2008 proposal (approximately 
2,383 new employees rather than approximately 5,318 new employees). The 
2014 Proposal will also add up to 300 units and 300,000 square feet of 
multifamily residential. This addition of housing to the Parkplace site represents a 
change from the existing land use on the site, which is retail and office. Housing 
would be designed for compatibility with the overall master plan and is expected 
to be placed above commercial uses in a traditional mixed use pattern. Housing 
mixed with commercial and office would be compatible with surrounding uses.  
 
To the south and north of the Parkplace site are residential developments with 
ground floor commercial; to the east is a mix of employment and multifamily 
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uses; to the west is Peter Kirk Park. The addition of residential use at the site will 
increase night-time use, which is not expected to have an impact on adjacent 
properties, particularly where there is like mixed use patterns; in the case of 
adjacent employment areas, these would typically be unused in the night time 
and would not be affected by Parkplace residential uses. 
 

LU-5.1: Reflect the following principles in development standards and land use plans for 
commercial areas: 
 

 Create lively and attractive districts with a human scale. 

 Support a mix of retail, office and residential uses in multistory structures. 

 Create effective transitions between commercial uses and surrounding residential 

neighborhoods. 

 Protect residential areas from excessive noise, exterior lighting, glare, visual 

nuisances, and other conditions which detract from the quality of the living 

environment. 

 

Discussion: Standards and guidelines for redevelopment of Parkplace were adopted 
in 2010 and were incorporated in the Comprehensive Plan, zoning regulations for 
CBD 5A (KZC 50.38) and the Parkplace Master Plan and Design Guidelines. While the 
Zoning Code and master plan/design guidelines will likely change somewhat to 
reflect the Revised Proposal, the basic elements of the redevelopment plan will 
remain the same. Adopted design guidelines will help create an attractive area, and 
the addition of housing will complement the commercial elements of the project (1st 
policy bullet). Proposed uses include a mix of office, retail, and residential in multi-
story structures (2nd policy bullet). Transitions to adjacent residential and 
park/recreation uses would be achieved by the organization of building heights and 
setbacks (3rd policy bullet). Mitigation measures to protect adjacent residential area 
from potential impacts of office and retail development were identified in the prior 
Parkplace EIS and are incorporated into the policy and regulatory changes 
referenced above. Changes to the Project would result in similar or reduced impacts. 

 
LU-5.2: Maintain and strengthen existing commercial areas by focusing economic 
development within them and establishing development guidelines.  
 

Explanatory text: “The intent of this policy is that future economic development 
be concentrated in existing commercial areas. This concentration can help to 
maintain and strengthen these areas and also promote orderly and efficient 
growth that minimizes impacts and service expansion costs. Concentration also 
allows businesses to benefit from proximity to each other. Intensification, rather 
than expansion of the boundaries of existing commercial areas into surrounding 
residential neighborhoods, is desirable. Infilling is preferred, particularly when it 
would create a denser pattern of development that is focused less on the private 
automobile and more on the opportunity for multiple transportation modes. 
Redevelopment may also provide new opportunities, especially in commercial 
areas where the community vision has changed over time.” 
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Discussion: Parkplace is an existing retail and office development in Downtown 
Kirkland, and is identified as a commercial area in the Comprehensive Plan. The 
goals of redeveloping the site include updating, revitalizing, diversifying and 
strengthening its economic performance, which is harmonious with the intent of 
LU-5.2. The site would be developed more intensively with a broader mix of uses 
than at present; no change in site boundaries would occur. Development 
guidelines are established in the Zoning Code, and in the Parkplace Master Plan 
and Design Guidelines; these are proposed to be revised to reflect a reduction in 
development scale, the inclusion of housing and revisions to the site plan.  
 
Proposed redevelopment would also achieve many of the benefits described in 
the plan’s explanatory text. For example, the site is located within a short walk of 
the Kirkland Transit Center and redevelopment would provide pedestrian 
connections to the surrounding area. These features would encourage transit use 
and non-motorized transit modes, respectively.  
 

LU-5.3: Maintain and enhance Kirkland’s Central Business District (CBD) as a regional 
Activity Area, reflecting the following principles in development standards and land use 
plans: 
 

 Create a compact area to support a transit center and promote pedestrian 

activity. 

 Promote a mix of uses, including retail, office and housing. 

 Encourage uses that will provide both daytime and evening activities. 

 Support civic, cultural and entertainment activities. 

 Provide sufficient public open space and recreational activities. 

 Enhance, and provide access to, the waterfront. 

 

Explanatory text: “The Central Business District (CBD) has historically been the 
center of commercial activity in Kirkland. As Framework Goal 3 states, Downtown is 
also a residential, civic, cultural and entertainment focal point and has the most 
dominant role in contributing to the City’s identity. These prominent roles of the CBD 
should be maintained and enhanced.” 

 
Discussion: The Revised Parkplace would be an intensively developed commercial 
area within the CBD, located within a short walk of the Downtown Transit Center. It 
would contain a mix of office, retail and residential uses; this is identical to the 
existing and desired mix of uses in the Downtown area overall. Retail uses, including 
restaurants and entertainment, would attract people during the day and evening. 
Public and private open spaces are included in the site plan. Redevelopment and the 
resulting provision of 3,050 total jobs (2,383 new jobs) would help to reinforce the 
central commercial function of Downtown Kirkland. 
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Housing 
 
H-2.4: Provide affordable housing units when increases to development capacity are 
considered. 
 

Discussion: Although the Revised Proposal would decrease the overall 
development capacity of the Parkplace site, it would also increase residential 
development capacity, from 10 percent of gross floor area to up to 30 percent of 
gross floor area. It is assumed that the affordable housing requirement of KZC 
112.15 would apply to the revised project, which could result in up to 30 
affordable units. 
 

Economic Development 
 
ED-1: Foster a strong and diverse economy consistent with community values, goals and 
policies. 
 

Discussion: The Revised Proposal would contain approximately 875,000 gross 
square feet of office and retail use and would provide approximately 3,050 total 
jobs. Planned employment land uses would support the local economy and would 
advance relevant goals and policies of the Comprehensive Plan. 
 

ED-1.5: Encourage clusters of complementary businesses. 
 

Discussion: Parkplace is an existing retail shopping center and office 
development. The essence of a retail shopping center is that complimentary uses 
are clustered together to make shopping convenient and to create synergy 
among activities. The retail component of the center would be expanded, from 
an existing 143,150 gross square feet to approximately 225,000 gross square 
feet. The specific types of office-based businesses that would locate in Parkplace 
are not known at this time.  
 

ED-1.6: Strive to maintain a balance of jobs and housing. 
 

Discussion: Policy ED-1.6 speaks to a desired balance of jobs and housing for the 
City as a whole; it does not suggest that each individual project needs to provide 
a balance. The Revised Proposal would contribute a substantial quantity of jobs 
and some housing which would help the City to achieve its growth targets.  At 
build-out, Parkplace as proposed would provide approximately 3,050 total jobs 
(2,383 new jobs) and 300 housing units. As a result of the reduction in scale of 
the overall project, there would be 2,935 fewer jobs compared to the previously 
approved project and more similar to the 2008 No Action Alternative; see Table 
in the EIS addendum. Due to the diversification in uses, there would also be 300 
more housing units compared to the previously approved project.   
  
The effect of the Revised Parkplace proposal is that the City’s capacity for 
housing would increase and provide further cushion to meet its 2031 and 2035 
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estimated growth targets. It would reduce the City’s job capacity but given the 
excess capacity at Totem Center, the City’s high range job capacity estimate 
would continue to have excess capacity for growth targets. See Table in 
addendum. 

 
ED-2.4: Consider the economic effects on businesses and the economic benefit to the 
community when making land use decisions. 
 

Discussion: The Revised Proposal would expand Parkplace from an existing 
238,450 gross square feet to 1,175,000 square feet of office, retail and 
residential use. Employment would increase from approximately 668 at present 
(applying standard employment square footage ratios) to an estimated 3,050 
office and retail jobs. An economic objective of redevelopment is to increase 
spending for goods and services, which would generate additional tax revenues 
to the City. The project’s residential population would provide economic support 
for businesses within Parkplace and within the Downtown generally. 
 

ED-3.3: Encourage infill and redevelopment of existing commercial areas consistent with 
the role of each commercial area.  
 

Discussion: The Proposal is redevelopment, intensification and diversification of 
an existing retail shopping center in Downtown Kirkland. Redevelopment would 
revitalize the existing development, expand employment opportunities and 
enhance the center’s economic function within the City. 
 

ED-3.5: Encourage mixed-use development within commercial areas. 
 

Explanatory text: “A mix of uses improves the vitality of commercial areas. 
Mixed-use residential and commercial development provides the opportunity for 
residents to live, shop and work in commercial areas. Mixed-use development 
encourages one-stop shopping when a variety of businesses are located in close 
proximity to each other and shared parking is provided. Mixed-use development, 
when combined with multi-story structures, promotes a more compact and 
sustainable land use pattern and encourages walking and transit use to reduce 
dependence on automobiles.” 

 
Discussion: Changes to the Proposal would embody the principles stated in ED-
3.5 and explanatory text. Redevelopment of Parkplace would result in a mix of 
office, retail and residential uses being located on an existing commercial site in 
Downtown Kirkland. Complementary retail uses would be located in proximity to 
one another. The site would be intensively developed in a compact pattern with 
multi-story buildings, ranging in height 3 to 8 stories. The project would provide 
pedestrian connections to surrounding development in the Downtown and to the 
nearby Transit Center. 
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Moss Bay Neighborhood Plan 
 
Land Use. 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. 

 
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.  
 

Discussion: Although the statement above is focused primarily on the pedestrian 
core of the Downtown, which west of Parkplace, the principles are not limited 
geographically to the pedestrian core, and presumably include retaining and 
enhancement of retail and service businesses in the Downtown more generally. 
The Revised Proposal would redevelop and expand retail and service businesses 
and office uses in an important commercial area within the Downtown, which 
would enhance the area and contribute to its vitality.  
 
The Land Use text also encourages a substantial increase in the amount of 
housing and office use within or adjacent to the core. The revised Parkplace 
Proposal, which is located adjacent to the core, includes both a substantial 
amount of office use and some housing.  
 
As identified in the MRM SEIS, there is currently strong demand for housing in 
Downtown Kirkland. The SEIS notes a documented market trend that has 
preferred to develop housing in Downtown zoning districts which allow either 
housing or office use.  
 

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 Parkplace shopping center as well as 
several large office buildings and residential complexes. South of Central Way, the area 
is largely commercial and provides significant opportunities for redevelopment. Because 
this area provides the best opportunities in Downtown for creating a strong employment 
base, redevelopment for office use should be emphasized. 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 complimentary use.  
 

Discussion: This plan text addresses both the larger East Core Frame, which 
includes Parkplace, and the Parkplace site more specifically. The proposed 
development is consistent with the statement about the preferred form of 
development in the East Core Frame: it is a large, intensively developed mixed-
use project.  The explanatory text goes on to establish a hierarchy of preferred 
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uses: office use should be “emphasized” (in the East Core Frame generally); 
retail use should be a significant component of mixed-use development in 
Parkplace; and “limited” residential use should be allowed in Parkplace. This 
preferred hierarchy is generally reflected in the proposed development. Offices 
would be the most extensive use, at 55 percent of total gross floor area. Retail, 
theater and health club uses would comprise 19 percent of the total project. 
Together, office and retail uses would make up almost 75 percent of the total 
site. Retail and restaurant uses would comprise more than 25 percent of office 
use, which would meet the requirements of the CBD 5A zoning regulations (KMC 
50.38.010, Special Regulation 2). While these amounts of development, and the 
overall project, are reduced from what was contained in the adopted Parkplace 
Master Plan, the emphasis of the revised redevelopment plan is still on office 
development, and retail use is still a significant component of the project. Retail 
uses would increase by approximately 50 percent compared to what exists in 
Parkplace today. 
 
The text is clear that office and retail uses should be emphasized and that 
residential use should be “limited.” The word “limited” is defined in Webster’s 
New World College Dictionary (4th Edition) to mean “confined within bounds, 
restricted, narrow in scope or extent.” The existing CBD 5A regulations limit 
residential development within Parkplace to 10 percent of the gross floor area 
(KZC 50.38, Special Regulation 3.d).  The proposed code amendments would 
allow an increase of up to 30% residential square footage. While this proposed 
change would increase the amount of housing, this use would still be limited by 
regulation and secondary to commercial uses. The specific proportion of housing 
that is allowed is a legislative decision that will be made by the City Council. 
The CBD-5A zone (KZC 50.38.010) permits a variety of uses and it is not an 
exclusive office or retail district. As noted previously, the code limits the amount 
of residential use and includes some requirements for different types of 
retail/commercial uses.  
 

Design District 5A.  Redevelopment of this area should be governed by the Kirkland 
Parkplace Master Plan and Design Guidelines as set forth in the Municipal Code. Heights 
of up to eight stories are appropriate as an inventive 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…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. 
   

Discussion: The 2014 Proposal would increase total office and commercial square 
footage in the analysis area, in addition to adding residential space, with larger 
buildings and greater area coverage than currently exist. However, because this 
proposal has approximately 34 percent less development space than the 2008 
proposal, impacts are likely to be reduced. The revised proposal continues to 
propose eight stories, and the potential for view impacts of the 2008 EIS would 
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not change; design standards proposed for mitigation have been adopted and 
would apply to reduce impacts.  

  
E.  Proposed Changes to Master Plan and Design Guidelines 
 
Staff has been working with the applicants and their architect on proposed changes to 
the Master Plan and Design Guidelines (see Attachment 4). A representative from Collins 
Woerman, the architectural firm for the project, explained the key changes to the Master 
Plan and Design Guidelines at the Planning Commission meeting on December 11, 2014.  
Additional updates since that meeting are shown in Attachment 4.  In response to a 
question posed at the last Planning Commission meeting, surface parking is addressed 
on page 7 of the Master Plan: Development Standards (see E. Parking). 
 
The following description is taken from the EIS addendum: 
 
Master Plan & Design Guidelines. City regulations establish a design review process for 
many types of projects. The process includes review and approval of proposals by the 
Design Review Board (KZC 142.35.9), and allows design departures and minor variations 
in design pursuant to established criteria (KZC 142.37) in appropriate circumstances.   
The City adopted a Master Plan and Design Guidelines for Parkplace in 2008 (KMC 
3.30.040(4)), and that document establishes a framework for the design and 
development of the project, and provides a means to gauge design compliance during 
project review.  Topics addressed in the Master Plan and Design Guidelines include basic 
project parameters (amounts and types of uses), site planning, building design, public 
access and amenities, and the design of streets. The heart of the document provides 
statements of design intent and graphic illustrations of design objectives for various 
components of the project. 
 

Discussion:  The Revised Project proposal includes modifications to the adopted 
Master Plan and Design Guidelines to reflect the revised site plan and 
development concept.  These changes generally include the following: 
 

 Updating of project parameters to reflect the decreased amount of 

development and proposed mix of uses (i.e., addition of residential 

use) of the Revised Proposal; 

 New discussion of residential use which was not an element of the 

approved Parkplace project; 

 New graphics to illustrate the intent of the design standards and 

guidelines; 

 Minor changes in phraseology (e.g., “pedestrian weather protection” 

replaces “covered walkway”); 

 For some of the design parameters, such as modulation and building 

design in the Central Way and Gateway districts, a greater emphasis 

on design intent and elimination of a specific quantitative/prescriptive 
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standard (e.g., the depth of building modulation, upper story 

stepbacks);  

 Some minor reconfigurations of street sections (e.g., sidewalks, 

parking lanes) on some streets, although sidewalks are generally the 

same or wider.  

 A change in the primary site access to Central Way; and 

 An increase in required open space, from 10 percent/50,000 s.f., to 

15 percent/75,000 s.f. 

 

Overall, the revised Design Guidelines are substantially the same as the adopted 
Design Guidelines. Like the adopted guidelines, they are intended to ensure that 
project design is consistent with its physical context and the intent of adopted 
City policy. The proposed changes would not be likely to result in substantially 
different or greater impacts compared to the adopted Guidelines. 
 

F.  EIS Addendum 
 
The Addendum to the Parkplace EIS, Parkplace Supplemental EIS and MRM EIS is 
included as Attachment 5.  EIS Consultants, Richard Weinman and Jennifer Barnes will 
present the highlights of the EIS Addendum at the Planning Commission meeting on 
1/29/2015 and a brief summary is included below.  
 
The Addendum includes the following sections which compare impacts and integrate 
mitigation measures of the 2008 proposal and the current revised proposal. 

1. Fact Sheet 

2. Introduction 

3. Description of Proposal and Prior Alternatives 

4. Environmental Review 

5. References 

6. Appendices 

 
The Appendices include technical reports prepared regarding: Transportation, Water 
Service, Sewer Service, Public Services, Land Use and Aesthetics, and Plans and Policies. 
 
In general, since the new proposal is smaller than the 2008 proposal, impacts of the 
new proposal are the same or reduced from those of the 2008 proposal.  
 
Although employment in the Downtown will increase by approximately 2,383, the 
increase is 55 percent less than the 2008 proposal.  The revised proposal will also add 
up to 300 residential units and 300,000 square feet of multifamily residential use. The 
housing and employment mix in the new proposal has changed. 
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Traffic impacts would be less with the new proposal as is shown by the following trip 
generation figures. 
 

 Total PM Peak Hour Trips reduced by 788 (2056 in 2008 – 1268 present 
proposal) 

 Total AM Peak Hour Trips reduced by 1865 (3545 in 2008 – 1680 present 
proposal) 

 

The new proposal is expected to have similar or reduced visual impacts to views for 
residents and motorists, as it is 34 percent smaller than the 2008 Proposal, contains 
fewer buildings and would have more open space. 

 

G.  Planned Action Ordinance  

 

The 2008 EIS review alternative included the adoption of a Planned Action Ordinance 
(see Attachment 6) designating the Parkplace request as a Planned 
Action for the purposes of SEPA compliance.  A Planned Action is intended to conduct 
early environmental review under SEPA so that impacts and mitigation measures for the 
planned development are identified up front. When a permit application and 
environmental checklist are submitted for Parkplace, the City will first verify that: 
 

 the project meets the description of the project designated as a Planned Action 
by the ordinance; 

 the probable significant adverse environmental impacts have been adequately 
addressed in the EIS; and 

 the project includes any conditions or mitigation measures outlined in the 
ordinance. 
 

If the project meets the above requirements, it qualifies as a Planned Action project and 
a SEPA threshold determination is not required.  The City will monitor the development 
levels approved in the planned action areas as follows: 
 

 Determine if the proposed land uses are within categories of land use studied in 
the EIS. 

 Establish the maximum development potential for the request as reviewed in the 
EIS. Development potential can be expressed in square feet of development and 
in total vehicle trips. 

 There is also a requirement for implementation of a transportation management 
plan for the development and associated monitoring. 

 
Revisions to the 2008 Planned Action Ordinance have been made to reflect the new 
proposal with somewhat reduced mitigations due to the reduced project size.  The Altom 
site (shown as Area C) has also been removed to clarify Parkplace requirements. 
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H.  Retail and Residential Uses 
 
In response to a request from the Planning Commission, BERK Consulting has provided 
a memo (see Attachment 7) describing the value of mixed uses in centers. This memo 
describes broadly the value of mixed uses in a city core and describes the effects of 
combining residential, retail, and office uses. It concludes with a review of similar case 
study projects and some trends and considerations regarding the combination of 
residential and grocery uses in a downtown context. 
 
PUBLIC OUTREACH 
 
Section 160.40.2 of the Zoning Code requires that a notice of the proposal and the 
public hearing be distributed at least 14 calendar days before the public hearing as 
follows: 
 

1) The notice, or a summary thereof, will be published in the official newspaper of 
the City. 

2) The notice, or a summary thereof, will be posted on each of the official notification 
boards of the City. 

3) The notice will be posted on the City’s website. 

In addition to these requirements, the following notice was also given. 

 3 public notice signs have been placed on the site. 

 A notice has been emailed to all interested parties from the 2008 Parkplace list. 

 A notice has been sent to the previous 2008 Parkplace listserv. 

 There was a mailing to the surrounding property owners and residents in 
advance of the public hearing.  

 The proposal was presented to the Parks Board on 1/14/2015 and to the 
Transportation Commission on 1/28/2015.  

SCHEDULE 
 
The following is a tentative schedule for the project.  
 
01/29/2015 – Planning Commission review of EIS addendum, public hearing on the 

proposal and recommendation to the City Council.  
 
02/10/2015 – Community meeting to discuss Addendum and Planned Action Ordinance 
 
03/3/2015 – City Council considers Planning Commission recommendation and takes 

action on the proposed zoning text amendments.  They also take action 
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on the Design Guidelines and Master Plan amendments and the Planned 
Action Ordinance after taking public comment.  

 
 

Attachments: 
 

1. Study Area Map  
2. Use Zone Chart for CBD 5A 
3. Changes to the affordable housing chapter of the Zoning Code. 
4. Summary of Changes to the Master Plan and Design Guidelines 
5. Addendum 
6. Planned Action Ordinance 
7. Memo on Retail and Residential Uses 

 
 
 
Cc:  Rich Hill, Attorney for KPP Development LLP 

Bill Pollard, Talon Private Capital 
Jim Neal, Talon Private Capital 
Joe Razore, MRM Kirkland, LLC 
Moss Bay Neighborhood Association 
KAN 
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50.36 User Guide – CBD 5A zones.

The charts in KZC 50.38 contain the basic zoning regulations that apply in the CBD 5A zones of the City. Use these charts by reading down the 
left hand column entitled Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use.

Section 50.37 Section 50.37 – GENERAL REGULATIONS 
The following regulations apply to all uses in this zone unless otherwise noted:

1.    Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property.

2.    See KZC 50.62 for additional building height provisions.

link to Section 50.38 table

Page 1 of 1Print Preview

11/6/2014http://www.codepublishing.com/wa/kirkland/cgi/menuCompile.pl

Attachment 2
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3. Developments creating four or more new dwelling units shall provide at least 10 percent of the units as affordable housing units as defined in Chapter 5 KZC.  See Chapter 112 KZC for additional affordable housing incentives and requirements.
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DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS
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(See Ch. 105)
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(See also General Regulations)

Lot 
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REQUIRED 
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(See Ch. 115)
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e

Height of
Structure

� Front Side Rear

.010 Mixed Use 
Development 
Containing Office, 
Retail and 
Restaurant Uses. 
See Spec. Regs. 
1, 2, 3 and 4.

D.R., Chapter 
142 KZC.
See Spec. Reg. 
1.

None See Plate 5, Chap-
ter 180 KZC.

100% See Spec. 
Reg. 5 and 
Plates 6 and 
7, Chapter 
180 KZC.

None E
See 
Spec. 
Reg. 
6.

See Spec. Reg. 
7.

1. Development under this use shall be pursuant to the Parkplace Master Plan 
and Design Guidelines contained in Chapter 3.30 KMC. Compliance with the 
Master Plan and Design Guidelines shall be determined through DR, Chapter 
142 KZC.

2. The gross floor area of retail and restaurant uses in this zone shall be equal 
to or greater than 25 percent of the gross floor area of office uses in this zone. 
Retail uses may include accessory short term drop-off children’s play facili-
ties.

3. The following additional uses are allowed subject to restrictions listed:
a. Hotel or Athletic Club. Accessory retail or restaurant uses shall be included 

as retail uses under Special Regulation 2, provided they are open to the 
public.

b. Movie theater. This use may be included as a retail use under Special Reg-
ulation 2; provided, that the gross floor area of this use shall not count 
toward more than 10 percent of the required minimum gross floor area of 
retail and restaurant uses.

c. Private Lodge or Club; Church; School, Day-care Center, or Mini-School 
or Day-care Center; Public Utility, Government Facility, or Community 
Facility; Public Park.

d. Assisted Living Facility (including a nursing home if part of the facility); 
Stacked or Attached Dwelling Units; provided, that the gross floor area of 
these uses does not exceed 10 percent of the total gross floor area for the 
Master Plan.

4. The following uses are prohibited:
a. Any retail establishment exceeding 70,000 square feet.
b. At grade drive-through facilities.
c. The outdoor storage, sale, service and/or rental of motor vehicles, sail-

boats, motor boats, and recreational trailers.
5. Rooftop appurtenances may exceed the applicable height limitation by a max-

imum of 16 feet if the area of all appurtenances and screening does not 
exceed 25 percent of the total area of the building rooftop. All other regulations 
for rooftop appurtenances in Chapter 115 KZC shall apply.

6. Prior to installation of permanent signs, the development must submit and 
receive approval of a Master Sign Plan pursuant to Chapter 100 KZC.

REGULATIONS CONTINUED ON NEXT PAGE A
ttachm

ent 2
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provided, that the gross floor area does not exceed 10 percent of the total gross floor area for the Master Plan; and
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Exception: one drive thru facility for banking or related financial services is permitted if the facility does not compromise the pedestrian orientation or traffic circulation of the development.  The location and design of the facility requires Planning Official and Public Works Department approval.
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U S E  Z O N E  C H A R TSection 50.38  Zone
CBD-5A

.010 Mixed Use 
Development 
Containing Office, 
Retail and 
Restaurant Uses 
(continued)

 REGULATIONS CONTINUED FROM PREVIOUS PAGE

7. The following establishes the number of parking spaces required:
a. Residential uses must provide 1.7 parking spaces for each dwelling unit 

and one parking space for each assisted living unit.
b. Restaurants and taverns must provide one parking space for each 125 

square feet of gross floor area.
c. All other uses must provide one parking space for each 350 square feet of 

gross floor area.
A mix of uses with different peak parking times makes a project eligible for 
applying a shared parking methodology to parking calculations. Further park-
ing reductions may be appropriate through a transportation management plan 
(TMP) and parking management measures. The development may propose 
and the Planning Official may permit a reduction in the required number of 
parking spaces based on a demand and utilization study prepared by a 
licensed transportation engineer. The study shall include an analysis of 
shared parking demonstrating that the proposed parking supply is adequate 
to meet the peak parking demand of all uses operating at the same time. A 
TMP and parking management measures shall be incorporated into the anal-
ysis. An analysis of the effectiveness of the TMP and parking management 
measures shall be provided for City review. The City’s transportation engineer 
shall approve the scope and methodology of the study as well as the effec-
tiveness of the TMP and parking management measures.
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Kirkland Municipal Code  
Chapter 5 – DEFINITIONS 

Page 1/1 

The Kirkland Municipal Code is current through Ordinance 4465, passed November 18, 2014.  

 Chapter 5 – DEFINITIONS 

Sections: 
5.05    User Guide 
5.10    Definitions 

5.05 User Guide 
 
The definitions in this chapter apply for this code. Also see definitions contained in Chapter 83 KZC for 
shoreline management, Chapter 90 KZC for drainage basins, Chapter 95 KZC for tree management and 
required landscaping, and Chapter 113 KZC for cottage, carriage and two/three-unit homes that are 
applicable to those chapters. 

5.10 Definitions 
 
The following definitions apply throughout this code unless, from the context, another meaning is clearly 
intended: 

.023 Affordable Housing Unit 
 
1.    An owner-occupied dwelling unit reserved for occupancy by eligible households and affordable to 
households whose household annual income does not exceed the following percent of the King County 
median household income, adjusted for household size, as determined by the United States Department 
of Housing and Urban Development (HUD), and no more than 30 percent of the monthly household 
income is paid for monthly housing expenses (mortgage and mortgage insurance, property taxes, 
property insurance and homeowners dues): 

a.    Eighty percent in the CBD 5A, RH, TL and PLA 5C zoning districts: where additional building height 
is allowed in exchange for the creation of affordable housing units; or 

b.    One hundred percent in density limited zoning districts. where additional dwelling units are allowed 
in exchange for the creation of affordable housing units. 

2.    A renter-occupied dwelling unit reserved for occupancy by eligible households and affordable to 
households whose household annual income does not exceed 50 percent of the King County median 
household income, adjusted for household size, as determined by HUD, and no more than 30 percent of 
the monthly household income is paid for monthly housing expenses (rent and an appropriate utility 
allowance).  

In the event that HUD no longer publishes median income figures for King County, the City 
may use any other method for determining the King County median income, adjusted for 
household size. 

Attachment 3
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Kirkland Municipal Code  
Chapter 112 – AFFORDABLE HOUSING INCENTIVES 
– MULTIFAMILY 

Page 1/5 

The Kirkland Municipal Code is current through Ordinance 4465, passed November 18, 2014.  

 Chapter 112 – AFFORDABLE HOUSING INCENTIVES – MULTIFAMILY 

Sections: 
112.05    User Guide 
112.10    Purpose 
112.15    Affordable Housing Requirement 
112.20    Basic Affordable Housing Incentives 
112.25    Additional Affordable Housing Incentives 
112.30    Alternative Compliance 
112.35    Affordability Provisions 
112.40    Regulatory Review and Evaluation 

112.05 User Guide 
This chapter offers dimensional standard flexibility and density and economic incentives to encourage construction 
of affordable housing units in commercial zones, high density residential zones, medium density zones and office 
zones.  

If you are interested in proposing four (4) more residential units in commercial zones, high density residential zones, 
medium density zones or office zones, or you wish to participate in the City’s decision on such a project, you should 
read this chapter. 

112.10 Purpose 
There is a limited stock of land within the City zoned and available for residential development and there is a 
demonstrated need in the City for housing which is affordable to persons of low and moderate income. Therefore, 
this chapter provides development incentives in exchange for the public benefit of providing affordable housing 
units in commercial zones, high density residential zones, medium density zones and office zones.  

112.15 Affordable Housing Requirement 
1.    Applicability –  

a.    Minimum Requirement – All developments creating four (4) or more new dwelling units in commercial, 
high density residential, medium density and office zones shall provide at least 10 percent of the units as 
affordable housing units and comply with the provisions of this chapter as established in the General 
Regulations for the Use Zone or the Special Regulations in the Use Zone Chart for the specific use. This 
subsection is not effective within the disapproval jurisdiction of the Houghton Community Council. 

b.    Voluntary Use – All other provisions of this chapter are available for use within the disapproval 
jurisdiction of the Houghton Community Council and in developments where the minimum requirement does 
not apply; provided, however, the provisions of this chapter are not available for use in developments located 
within the BN zone. 

2.    Calculation in Density-Limited Zones – For developments in density-limited zones, the required amount of 
affordable housing shall be calculated based on the number of dwelling units proposed prior to the addition of any 
bonus units allowed pursuant to KZC 112.20.  

3.    Calculation in CBD 5A, RH, TL and PLA 5C Zones – For developments in the CBD 5A, RH, TL and PLA 5C 
Zones, the required amount of affordable housing shall be calculated based on the total number of dwelling units 
proposed. 

4.    Rounding and Alternative Compliance – In all zones, the number of affordable housing units required is 
determined by rounding up to the next whole number of units if the fraction of the whole number is at least 0.66. 
KZC 112.30 establishes methods for alternative compliance, including payment in lieu of construction for portions 
of required affordable housing units that are less than 0.66 units. 

Attachment 3
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Kirkland Municipal Code  
Chapter 112 – AFFORDABLE HOUSING INCENTIVES 
– MULTIFAMILY 

Page 2/5 

The Kirkland Municipal Code is current through Ordinance 4465, passed November 18, 2014.  

112.20 Basic Affordable Housing Incentives 
1.    Approval Process – The City will use the underlying permit process to review and decide upon an application 
utilizing the affordable housing incentives identified in this section. 

2.    Bonus 

a.    Height Bonus. In RH, PLA 5C, and TL use zones where there is no minimum lot size per dwelling unit, 
additional building height has been granted in exchange for affordable housing, as reflected in each Use Zone 
Chart. 

b.  Development Capacity Bonus.  In the CBD 5A use zone where there is no minimum lot size per dwelling 
unit, additional residential development capacity has been granted in exchange for affordable housing as 
reflected in the Use Zone Chart. 

b.c.    Bonus Units. In use zones where the number of dwelling units allowed on the subject property is 
determined by dividing the lot size by the required minimum lot area per unit, two (2) additional units (“bonus 
units”) may be constructed for each affordable housing unit provided. (See Plate 32 for example of bonus unit 
calculations.) 

c.d.    Maximum Unit Bonuses. The maximum number of bonus units achieved through a basic affordable 
housing incentive shall be 25 percent of the number of units allowed based on the underlying zone of the 
subject property.  

d.e.    Density Bonus for Assisted Living Facilities. The affordable housing density bonus may be used for 
assisted living facilities to the extent that the bonus for affordable housing may not exceed 25 percent of the 
base density of the underlying zone of the subject property.  

3.    Alternative Affordability Levels – An applicant may propose affordability levels different from those defined 
in Chapter 5 KZC for the affordable housing units.  

a.    In use zones where a density bonus is provided in exchange for affordable housing units, the ratio of 
bonus units per affordable housing unit for alternative affordability levels will be as follows: 

Affordability Level Bonus Unit to Affordable Unit Ratio 

Renter-Occupied Housing   

60% of median income 1.9 to 1 

70% of median income 1.8 to 1 

Owner-Occupied Housing   

90% of median income 2.1 to 1 

80% of median income 2.2 to 1 

 
b.    In the CBD 5A, RH, TL and PLA5C use zones where additional height is provided in exchange for 
affordable housing units, the percent of affordable units required for alternative affordability levels will be as 
follows: 

Affordability Level 
% of Project Units Required to Be 

Affordable 

Renter-Occupied Housing   

60% of median income 13% 

70% of median income 17% 
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Affordability Level 
% of Project Units Required to Be 

Affordable 

Owner-Occupied Housing   

70% of median income 8% 

90% of median income 13% 

100% of median income 21% 

 
c.    To encourage “pioneer developments” in the Rose Hill and Totem Lake business districts, the definition 
of affordable housing for projects in the RH and TL zones shall be as provided in the following table. This 
subsection shall apply only to those projects which meet the affordability requirements on site or off site. This 
subsection shall not apply to those projects which elect to use a payment in lieu of constructing affordable units 
as authorized in KZC 112.30(4). 

The affordable housing requirements for projects vested on or after the effective date of the ordinance 
codified in this section must be targeted for households whose incomes do not exceed the following: 

Number of Total Units Affordability Level 

RH Zones TL Zones Renter-Occupied Owner-Occupied 

First 50 units First 150 units 70% of median income 100% of median income 

Second 50 units Second 150 units 60% of median income 90% of median income 

All subsequent units All subsequent units 50% of median income 80% of median income 

 
“Number of Total Units” shall mean the total number of housing units (affordable and otherwise) 
permitted to be constructed within the RH and TL zones where affordable housing units are required and 
which have not received funding from public sources. 

d.    Depending on the level of affordability provided, the affordable housing units may not be eligible for the 
impact fee waivers described in subsections (5)(a) and (5)(b) of this section. 

4.    Dimensional Standards Modification – To the extent necessary to accommodate the bonus units allowed under 
subsection (2)(b)(c) of this section on site, the following requirements of the Kirkland Zoning Code may be 
modified through the procedures outlined in this subsection. These modifications may not be used to accommodate 
the units resulting from the base density calculation.  

a.    Maximum Lot Coverage. The maximum lot coverage may be increased by up to five (5) percentage 
points over the maximum lot coverage permitted by the underlying use zone. Maximum lot coverage may not 
be modified through this provision on properties with streams, wetlands, minor lakes or their buffers. In 
addition, this modification would require a shoreline variance as set forth in Chapter 141 KZC for properties 
within jurisdiction of the Shoreline Management Act. See Chapter 83 KZC. 

b.    Parking Requirement. The required parking may be reduced to 1.0 space per affordable housing unit. No 
additional guest parking is required for affordable housing units. If parking is reduced through this provision, 
the owner of the affordable housing unit shall sign a covenant, in a form acceptable to the City Attorney, 
restricting the occupants of each affordable housing unit to a maximum of one (1) automobile. 

c.    Structure Height. Maximum height for structures containing affordable housing units may be increased by 
up to six (6) feet for those portions of the structure(s) that are at least 20 feet from all property lines. Maximum 
structure height may not be modified through this provision for any portion of a structure that is adjoining a low 
density zone. This modification may be permitted or may require a shoreline variance as set forth in Chapter 
141 KZC for properties within jurisdiction of the Shoreline Management Act. See Chapter 83 KZC. 
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d.    Required Yards. Structures containing affordable housing units may encroach up to five (5) feet into any 
required yard except that in no case shall a remaining required yard be less than five (5) feet. A modification to 
the shoreline setback would require a shoreline variance set forth in Chapter 141 KZC for properties within 
jurisdiction of the Shoreline Management Act. See Chapter 83 KZC. 

e.    Common Recreational Space. Common recreational open space per unit, when required, may be reduced 
by 50 square feet per affordable housing unit.  

5.    Impact Fee and Permit Fee Calculation 

a.    Applicants providing affordable housing units may request an exemption from payment of road impact 
fees for the affordable housing units as established by KMC 27.04.050. 

b.    Applicants providing affordable housing units may request an exemption from payment of park impact 
fees for the affordable housing units as established by KMC 27.06.050. 

c.    Applicants providing affordable housing units are eligible for exemption from various planning, building, 
plumbing, mechanical and electrical permit fees for the bonus units allowed under subsection (2)(b)(c) of this 
section as established in KMC 5.74.070 and KMC Title 21. 

6.    Property Tax Exemption – A property providing affordable housing units may be eligible for a property tax 
exemption as established in Chapter 5.88 KMC. 

112.25 Additional Affordable Housing Incentives 
1.     Approval Process for Additional Affordable Housing Incentives – An applicant may request that the City 
grant affordable housing incentives in addition to or in place of the basic affordable housing incentives allowed in 
KZC 112.20 due to specific site conditions. Such a request shall be reviewed and decided upon as outlined below. 

2.    Density Bonus – An applicant may propose more than two (2) bonus units for every affordable housing unit or 
a density bonus exceeding 25 percent of the number of units allowed in the underlying zone of the subject property. 
However, in no event may a project receive a bonus that would result in a number of bonus units that exceeds 50 
percent of the number of units allowed based on the underlying zone of the subject property. Such a request shall be 
reviewed and decided upon by the Planning Director. The decision of the Planning Director in approving or denying 
a modification under this subsection may be appealed using the appeal provision, as applicable, of Process I, KZC 
145.60 through 145.110. 

3.    Dimensional Standards Modification – An applicant may request further modification from the dimensional 
standards listed in KZC 112.20(4). Approval of any further modification of the dimensional standards will be based 
on the applicant’s demonstration that the subject property cannot reasonably achieve the permitted density, including 
the bonus units. Such a request shall be reviewed and decided upon using Process I, described in Chapter 145 KZC. 
If the development, use, or activity requires approval through Process IIA or IIB, the entire proposal will be decided 
upon using that other process. 

4.    Criteria for Approving Additional Affordable Housing Incentives – The City may approve one (1) or more of 
the additional affordable housing incentives listed in subsection (2) or (3) of this section, in addition to or in place of 
the basic affordable housing incentives, if one (1) or more of the following requirements are met: 

a.    The additional incentive is necessary to provide sufficient economic incentive to the applicant to offset 
the cost of providing the affordable housing units. 

b.    The additional incentive is necessary to reasonably achieve the permitted density, including the bonus 
units. 

c.    The additional incentive is necessary to achieve a greater number of affordable housing units than the 
affordable housing requirements would prescribe or a greater level of affordability than is defined by the term 
affordable housing unit. 
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    In making its decision on additional incentives, the City will consider the value of any property tax exemptions 
available to the project from the City as established in Chapter 5.88 KMC, as well as other fee waivers or reductions 
as established in the Kirkland Municipal Code.  
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Appendix II:  
Summary of Key Changes 
from Existing 2008 Version to Proposed New Version
Prepared by CollinsWoerman
January 20, 2015

(1)

SECTION 
New 
Version

PAGE # 
New 
Version

PAGE # 
2008 
Version

CHANGE IN PROPOSED NEW DOCUMENT FROM 2008 VERSION

1 3 PO-3 Reduce: Development area from 1.75 million s.f. to 1.175 million s.f.

Replace: Hotel and sports club uses with residential and entertainment uses.

Add note for option of Property Owner to re-name the site.

5 4 PO-4 Add clarification: Planning Director reviews minor modifications.

6 4 PO-4 New phasing zones.

Add: text to ensure no “rough edges” at the completion of each phase, including func-
tional access and circulation, and that demonstration of this requirement will happen 
during Design Review.

7 5 PO-3 This section in the new document contains information that was included in the 2008 
document in Section 1.

Add: Comprehensive Plan policy regarding Residential Use and corresponding Master 
Plan response.

8 6 PO-5 Add: “Provide connections to Peter Kirk Park”

Add: Guiding Principle #9: Mixed Use Development to reflect addition of Residential 
component.

9.A 7 MP-6 Increased Pedestrian Space requirement: from 50,000 to 75,000 s.f.

9.C 7 MP-6 Replace: green building requirements for hotel with green building requirements for resi-
dential (LEED for Homes: Multifamily Mid-rise; or Built Green 4 Star).

9.E 7 N/A Add: parking program requirement: majority of parking is underground with surface park-
ing at select locations to support retail uses.

9 8 MP-6 Revise: Area Breakdown Chart, including Site Area Breakdown, Open Space 
Breakdown (plazas and courtyards are combined for simplicity), and Building Gross 
Square Footage Breakdown. See chart for details.

THE CITY OF KIRKLAND

Kirkland Parkplace 
Mixed-Use Development
Master Plan and Design Guidelines

DRAFT

For Review: Content changes since Dec 3, 2014 version 
are in highlighted box 

Attachment 4

65



SECTION 
New 
Version

PAGE # 
New 
Version

PAGE # 
2008 
Version

CHANGE IN PROPOSED NEW DOCUMENT FROM 2008 VERSION

10.A 8 MP-7 Revise: Pedestrian Connection diagram to reflect current development scheme.

Add: note that owner shall work with the City to define appropriate wayfinding strategies 
between the development and the Cross Kirkland Corridor.

10.B 9 MP-7 Remove: Retail Frontage diagram. The content of the 2008 version’s Retail Frontage dia-
gram is partially folded into the new Organization of Uses diagrams. See Section 10C. 

Retail is no longer anticipated at northeast corner of site.  
(See changes noted for 13.A: Gateway District Design Guidelines.)

10.C 9-11 N/A Add New Section: “10.C. Organization of Uses” describes overall layout of site 
including: building uses, vehicular and pedestrian access and circulation, parking, and 
pedestrian space.

10.D 12 MP-7 Increased Pedestrian Space requirement: 75,000 s.f.

Revise: Pedestrian Space diagram reflects new development plan.

Replace: Atrium Breezeway requirement with requirements for Main Street Plaza, Upper 
Plaza, and Northwest Entry Garden. Atrium Breezeway no longer included due to wider 
spacing of office buildings.

Add: further definition of particular pedestrian spaces.

11 13-17 MP-8-14 New street sections correspond with new street layout. See street classification and 
street section diagrams for details.

12 19 DG-16 Change “Public Places” heading to correspond with other sections: “Public Places: 
Plazas, Courtyards, Terraces, and Gardens”.

12 20 DG-17 Add: Design Guideline for graceful grade transitions.

12 23 DG-19 Remove: transparency requirement for 60% of facade facing Park Promenade due to 
possible entertainment uses in this location. 

Change: Retail height to 14’ minimum, from 14’-18’. (It is anticipated that some retail/
entertainment heights will be taller than 18’-0”.)

12 24 DG-20 Remove: diagram of key locations for visual anchors.

13.A 26 DG-23 Replace: Atrium Breezeway with Pedestrian Connection.

13.A 27 DG-24 Replace: retail/restaurant uses at ground floor at Gateway District with more general “ac-
tive and inviting” requirement. It is anticipated that office or office-related amenity uses 
would occupy the majority of the northeast corner.

New Upper Level building design requirements at Gateway District: new “Modulation 
and Building Form” requirement; revised step back requirement. 

13.B 28-29 DG-25 Replace: “Storefront and hotel entrances” along Central Way with “Visibility into Build-
ings”. No hotel is planned. Retail will have primary access from internal street.

New Guidelines for reducing apparent bulk of buildings along Central Way: step backs, 
modulation, shifts or angles in building mass, two-story pass-through into interior of site.

13.C 30 DG-27 Add: guideline to “carefully consider views from the park.”

Add: planting zone and/or canopy at edge of buildings facing Peter Kirk Park where 
transparency is not feasible (due to potential entertainment uses).

Add: retail/food service at rooftop terraces.

KIRKLAND PARKPLACE MIXED-USE DEVELOPMENT Master Plan and Design Guidelines

APPENDIX II: SUMMARY OF KEY CHANGES from Existing 2008 Version to Proposed New VersionDRAFT

(2)
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KIRKLAND PARKPLACE MIXED-USE DEVELOPMENT Master Plan and Design Guidelines

APPENDIX II: SUMMARY OF KEY CHANGES from Existing 2008 Version to Proposed New VersionDRAFT

(3)

SECTION 
New 
Version

PAGE # 
New 
Version

PAGE # 
2008 
Version

CHANGE IN PROPOSED NEW DOCUMENT FROM 2008 VERSION

13.D 31 DG-28 Primary Plaza location shifts to western area of site, so name “Central Plaza” is no longer 
used. For this reason, language that referred to “Central Plaza” in 2008 version has been 
replaced with “Primary Plaza” or “Plazas” generally.

13.D 31 DG-28 The east-west pedestrian connection at the southern portion of site is not required to 
pass through a building. Instead, there is a requirement for pedestrian weather protection 
and wayfinding signs along the pedestrian connection.
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