
 

 

CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA  98033  425.587.3225 
www.ci.kirkland.wa.us 

 
MEMORANDUM 

 
Date: March 17, 2011 
 
To: Planning Commission and Houghton Community Council 
 
From: Dorian Collins, Project Planner 
 Paul Stewart, Deputy Director 
 
Subject: PUBLIC HEARING ON DRAFT AMENDMENTS TO THE ZONING 

MAP, ZONING CODE AND MUNICIPAL CODE FOR THE SOUTH 
KIRKLAND PARK & RIDE (FILE ZON10-00014) 

 
 
RECOMMENDATION 
 
Conduct a public hearing to receive testimony on the proposed amendments to the 
Zoning Map, Zoning Code and Municipal Code.  Once the hearing is closed, discuss the 
proposed amendments and provide direction to staff for any changes or additional 
information that should be brought back to the study sessions in April.  The Planning 
Commission (PC) and Houghton Community Council (HCC) may opt to begin discussions 
and deliberate on the amendments, or may choose to reserve deliberation for your 
separate meetings in April, when the Planning Commission and Houghton Community 
Council will each prepare a recommendation for consideration by the City Council. 
 
 Suggested Public Hearing Format 
 

 Planning Commission chair declares public hearing open 
 Staff presentation on proposed amendments 
 Clarifying questions from the Commission or HCC 
 Opportunity for public comment on draft amendments 
 Close the public comment portion of the hearing 
 Discuss and provide direction to staff regarding changes or additional 

information required prior to deliberation on the proposal 
 Continue the meeting to April 14th for the Planning Commission, and April 

25th for the Houghton Community Council. 
 
POLICY IMPLICATIONS 
 
The proposed amendments to the Zoning Map, Zoning Code and Municipal Code 
implement the policy direction provided in the Comprehensive Plan for transit-oriented 
development at the South Kirkland Park and Ride.  The proposed amendments are 
consistent with Chapters 135 and 160 Zoning Code.   
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BACKGROUND 
 
Comprehensive Plan Amendments, Public Outreach Efforts and Meeting 
History 
 
The seven-acre South Kirkland Park and Ride property is owned by King County, and lies 
within the boundaries of the cities of Kirkland and Bellevue.  The site is located at the 
southernmost end of the city of Kirkland (see Attachment 1). Only the Kirkland portion 
of the site is being considered for transit-oriented development (TOD).  Several years 
ago, King County applied for and received 6.25 million dollars of federal funding to 
improve the transit facility and expand the park and ride capacity as part of transit-
oriented development at the site.  The funding is related to improvements to 520, and 
the expectation that the demand for park and ride spaces will increase with the use of 
tolling on the bridge. 
 
This federal funding, combined with housing funds and private funds, would finance the 
addition of 250 park and ride stalls, a mixed‐use development with about 200‐250 
housing units, parking for the residential units, and some commercial space.  In order to 
take advantage of this funding, the project needs to be ready to proceed soon, or the 
funding may become unavailable and no additional parking spaces or transit 
improvements would be made to the South Kirkland Park and Ride. 
 
In 2008, the Kirkland City Council adopted amendments to the Lakeview Neighborhood 
Plan in support of transit-oriented development (TOD) at the South Kirkland Park and 
Ride and in January 2009, the Houghton Community Council approved the amendments.  
In order to implement the adopted policies for the site, changes to zoning are needed.   
 
The current project to develop amendments to the Zoning Code has been on the City’s 
Planning Work Program since that time, but had not moved forward until September 21, 
2010, when the City Council confirmed that the Comprehensive Plan policy direction was 
appropriate to guide the preparation of future regulations for the TOD.  At that time, the 
Council directed staff to initiate the preparation of the regulations.   
 
The City is also moving forward concurrently with the policies and regulations for the 
Lakeview Neighborhood Plan.  The TOD site is part of the Yarrow Bay Business District 
(YBD).  The draft plan and amendments contemplate transitioning the business district 
from low rise office and surface parking to a pedestrian urban village with increased 
building heights and a mix of office, commercial uses, housing and services.  The plan 
also calls for improving pedestrian connection between properties and businesses and to 
the Eastside Rail Corridor and the park and ride transit facility.  Design guidelines are 
proposed for major new development. 
 
The extensive history of public meetings and the public outreach effort for these 
amendments was described in the staff memorandum prepared for the February 10th 
meeting of the Planning Commission and Houghton Community Council.  That 
information can be found here, beginning on page 1 of the staff memorandum.   
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 February 10th and February 22nd Study Meetings 
 
Two joint study sessions have been held before the Planning Commission and Houghton 
Community Council following the public workshops in January.  At those meetings, the 
PC and HCC received a presentation of the preliminary traffic and parking study 
completed by the Transpo Group (see Traffic and Parking Assessment), as well as a 
presentation on the draft proposed amendments to the Zoning Code, Zoning Map and 
design guidelines.  Important background materials for this project were provided for 
those meetings, and can be found at these links: 
 

 February 10th Meeting Materials: 
 Notes from the Lakeview Advisory Group 
 Mutual Objectives and Principles of Agreement, approved by the Kirkland 

and Bellevue 
 January, 2011 workshop comments and handouts 
 Public comments (emails and letters) 
 Preliminary map for the Yarrow Bay Business District 
 Draft amendments to the Zoning Code and Design Guidelines Matrix 
 Comparison information – mixed use developments in Kirkland 

and 
February 22nd Meeting Materials: 

 Draft Design Guidelines Matrix - Revised 
 
Direction for Changes to Proposed Amendments 
 

At these meetings, discussion focused on issues of design review, parking standards, 
size limitation for retail use and miscellaneous design guidelines.  Specific direction for 
changes to the amendments has been incorporated into the revised Use Zone Chart and 
Design Guideline Matrix, included in Attachments 2 and 3. 
 
 March 3rd Public Workshop 
 
One additional public meeting has been held since the last study session of the 
Houghton Community Council and Planning Commission.  On March 3rd, a third public 
workshop was held at City Hall, for the purpose of presenting the draft amendments for 
the South Kirkland Park and Ride to the public.  Four citizens who are not members of 
the City’s commissions, King County staff, consultants or reporters attended the 
meeting.  The objective for the meeting was to describe how the comments from the 
workshops held in January on this topic had been addressed by the regulations and 
guidelines, and to identify areas where those in attendance felt the amendments had 
adequately addressed the issues expressed at earlier workshops, as well as areas where 
the amendments might not have fully addressed the issue or concerns remained. 
 
The presentation given by Planning staff and staff from King County Metro at the 
workshop can be viewed here.  The structure of the presentation includes a comparison 
of the comments from the earlier workshops, with a description of the ways in which the 
comments are addressed in the draft regulations and guidelines.  In the case of input 
related to traffic, circulation and project management, proposed actions to be 
undertaken by King County or through the RFP (Request for Proposals) process are 
described. 
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On many issues, citizens in attendance stated, though the use of a “green card 
(yes)/orange card (still concerned)” system, that the proposed amendments 
appropriately addressed the input and concerns from earlier meetings.  Generally 
speaking, the attendees indicated the City was on the right track with the amendments.  
Other issues remain as concerns for some, and are listed here: 
 

 Parking ratios (parking ratios for non-residential use and guests were not 
included in the draft regulations at the time of the workshop) 

 “Hide and ride”- concerns about parking in the neighborhoods by transit riders 
 Setbacks for parking on grade 
 Parking encroachment from neighboring businesses (use of park and ride spaces 

by off-site office tenants and others) 
 Building height  

 Whether additional height should be allowed to provide more flexibility 
for roof treatments 

 Whether additional height might enable smaller building footprints 
 General increase in traffic in the immediate area 

 
Proposed Amendments 
 
The amendments under study would include a change to the Zoning Map to rezone the 
South Kirkland Park and Ride property, text changes to the Zoning Code, including a 
new Chapter 56 for the Yarrow Bay Business District, which will include the use zone 
chart for YBD 1 proposed with these amendments  The proposed Zoning Code 
amendments also include minor changes to Chapter 105 and Chapter 110 related to 
Design Districts, and the addition of a new Plate, number 34L, to establish pedestrian 
circulation in the YBD 1 zone.  An amendment to the Municipal Code is also required for 
adoption of the design guidelines, which would be a separate document adopted by 
reference.  The proposed amendments are:  
 

 Zoning Map:  The Zoning Map would be revised to reflect the rezone of the 
portion of the South Kirkland Park and Ride that lies within the City of 
Kirkland from PO (Professional Office) to a new YBD 1 (Yarrow Bay Business 
District, subarea 1) zone.  The land use color used on the map would be 
purple, in keeping with the color used in the Lakeview Neighborhood 
Chapter, Figure LU-1, of the Comprehensive Plan for this area.  The purple 
color is unique to land zoned for TOD (see 4 and 5). 

 
 Zoning Code Chapter 56 – Section 56. 010 – Standards for the Attached or 

Stacked Dwelling Units listing in the YBD 1 Zone:  A new Zoning Code 
chapter would be created to house the use zone charts for the Yarrow Bay 
Business District. The regulations for the YBD 1 subarea would be contained 
in Section 56.10.   
 
Within this subarea, Section 56.10.010 would contain the regulations for the 
“Attached or Stacked Dwelling Units” use, which would be the primary use 
within the transit-oriented development on the property (see Attachment 2).   
 
Revisions directed by the Houghton Community Council and Planning 
Commission at the study sessions in February are indicated through cross-
outs of deleted text and underlines where new text is added.  Discussion on 
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the building height maximum and parking requirements associated with this 
use follows, beginning on page 7.  Key elements of the proposed regulations 
for this use are summarized below (please see Attachment 2 for more 
detailed information about the regulations): 

 
 Project review by the Design Review Board 
 Provisions for mixed-use development, containing residential use 

above one floor of non-residential uses. 
 Ground floor uses may include retail, restaurants or taverns, banking, 

schools (including day-care), government facilities, community 
facilities, and entertainment, cultural and/or recreational activities. 

 Requirement that at least 50% of the linear frontage along NE 38th 
Place contain one or more of the ground floor uses noted above 

 Individual retail establishments would be limited to 7,500 square feet. 
 Development standards to include: 

• Front setback for building: 0-5’ 
• Front setback for above ground  parking structure: 10’ 
• Building height: 53’ above average building elevation 
• Residential density to be controlled by building height and 

setbacks 
 Requirement that at least 20% of residential units be affordable to 

low to moderate income households 
 

 Attachment 6 shows the proposed minor changes to standards for all other 
uses permitted under existing zoning in this zone.  The regulations for all 
existing uses would remain unchanged, except for the following two items: 
(1) addition of the review process of development proposals which would be 
by the Design Review Board; and (2) the removal of language related to 
“Height of Structure” where adjoining a low density zone, since this language 
is not applicable to YBD 1 (no portion of this zone adjoins low density zones). 

 
 Zoning Code Chapter 180 - Plate 34L:  The graphic in Attachment 7 would be 

added to the plates provided in Chapter 180 of the Zoning Code that 
establishes the requirements for pedestrian circulation in the City’s design 
districts.   
 
Plate 34L establishes the section of NE 38th Place abutting the YBD 1 zone as 
a Major Pedestrian Sidewalk.  This classification would require that an 8-foot 
wide sidewalk be provided in this area to contribute to the streetscape and 
pedestrian environment for the TOD.  The graphic also notes the 
approximate location for a pedestrian pathway to connect NE 38th Place 
through the development and park and ride to the Eastside Rail Corridor, and 
separately notes that there must be an eventual connection to the Eastside 
Rail Corridor.  Since the eastern segment of this connection is within the city 
of Bellevue, this objective is stated but not mapped. 

 
 Section 105.58:  This section of the Zoning Code regulates where parking 

areas may be located on a property located within a design district.  Since 
design review is proposed for the YBD 1 zone, a reference to this zone must 
be added to Section 105.58 (see Attachment 8).  This section would prohibit 
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surface parking areas within the street and the building unless no other 
feasible alternative exists on the subject property.   

 
 Section 110.52:  This section provides standards for sidewalks and other 

public improvements in design districts.  The proposed amendment to this 
code section would add a reference to the Yarrow Bay Business District.  
Since Plate 34L (discussed above) designates the portion of NE 38th Place 
along the subject property as a Major Pedestrian Sidewalk, the reference in 
Chapter 110 is necessary to establish the required sidewalk improvements 
(see Attachment 9).   

 
 Municipal Code Section 3.30.040:  An amendment to the Design Review 

Board chapter of the Municipal Code is necessary to add the design 
guidelines for the Yarrow Bay Business District 1 zone to those used by the 
DRB to review development permits (see Attachment 10).    
 
Attachment 3 contains the Design Guideline Matrix, which provides the 
proposed design guidelines to address the objectives set forth for TOD at the 
site in the adopted Comprehensive Plan. The matrix also notes the proposed 
and existing zoning regulations that address the design objectives. Key 
elements of the proposed design guidelines regulations for this use are 
summarized below (please see Attachment 3 for more detailed information 
about the guidelines): 

 
The Guidelines are designed to: 

 
• Ensure high quality building and design 
• Address building scale and massing  
• Ensure pedestrian features and amenities 
• Address the streetscape along NE 38th Place 
• Address the gateway at NE 38th Place/108th Avenue NE 
• Minimize the visual impacts of parking areas and facilities from NE 

38th Place 
• Foster the creation of a vibrant and desirable living environment 

through high quality design, public amenities and open space 
 

Attachment 11 contains only the proposed design guidelines, without the 
columns that provide additional information about existing regulations that 
are included in the matrix. Staff recommends that this outline be approved as 
the design guidelines for YBD 1.  Once the Comprehensive Plan and Zoning 
Code update for the Lakeview Neighborhood is completed this summer, these 
guidelines will be integrated into the standard format for design guidelines in 
a comprehensive document that will provide design guidelines for the entire 
Yarrow Bay Business District.  
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Discussion - Additional Issues or Changes Recommended by Staff  
 
Staff recommends that the Planning Commission and Houghton Community Council 
consider several additional changes to the draft regulations.  These recommended 
changes are suggested in response to discussion and direction from the HCC and PC at 
the meeting on February 22nd as well as in response to input from the public workshop 
held on March 3rd.  These issues are discussed below. 
 
 1. Parking 
 

a. Standards for Residential Use 
 
While the initial draft amendments proposed to address parking demand and supply for 
the residential portion of the TOD through the Request For Proposal (RFP) process 
rather than through zoning regulations, the discussion at the study sessions in February 
indicated that the preference of the PC and HCC was to specify a minimum standard for 
parking for residential and other uses.   
 
Based on that discussion and on public comment, the revised text in the Use Zone Chart 
establishes a minimum requirement of 1.1 stalls per unit (see Attachment 2). This 
standard is based on the recommendation of the Transpo Group in the traffic and 
parking assessment for 1.08 stalls per unit, and is generally typical of the number of 
parking stalls provided at the four other King County TODs in the region: 

 
Residential Parking Required and Occupied 

King County TODs 
 Number 

of Units 
Parking 
Spaces 

Required 

Number of 
Stalls 

Constructed

Parking 
Required 
Per Unit 

Parking Used per 
Unit 

Overlake 308 308-693 333 
(1.08/unit) 

1 to 
2.25 

0.43 

Renton 90 See note 
1 

90 
(1.0/unit) 

See note 
1 

1.0 

Redmond 322 322-724 384 
(1.19/unit) 

1 to 
2.25 

See note 1 

Northgate 309 
(occupied)

N.A. (see 
note 2) 

See note 2 N.A. 
(see 

note 2) 

.75 

 
(1) The number of spaces required for Renton, and the usage number for Redmond will be provided at 

the meeting on 3/24.  
(2) The City of Seattle has no parking requirement.  While the City has the opportunity to review the 

parking proposed for TOD projects, the parking provided for the Northgate TOD is the number 
provided by the developer to meet the needs of the mix of uses actually developed.  Usage of 
parking provided for the residential units is .75/unit, as reported by King County. 

 
The recommendation in the assessment prepared by the Transpo Group for 1.08 stalls 
per unit did not include a reduction for affordability or senior housing, but noted that 
“parking demand for TOD projects can be influenced by several key factors such as the 
mix of affordable housing and provision of a senior component.”  At their study sessions, 
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members of the PC and HCC asked staff to provide background information to explain 
the assumption that parking demand decreases with household income. 
 
The Federal Highway Administration (FHWA) conducts a National Household Travel 
Study (NHTS), which provides information on household income levels and vehicle 
ownership.  This study has shown that vehicle ownership decreases as income levels 
decrease.i  In a survey of studies conducted in California, Oregon, Vancouver and other 
cities in the U.S. and Canada, the Transpo Group found that these studies generally 
concluded that there is a decrease of up to 25 percent in vehicle ownership per 
household at multifamily TODs compared to traditional multifamily development (see 
page 3 of Attachment 12).  The Transpo Group also noted that according to these 
studies, rental and lower-income households at TODs showed a lower vehicle ownership 
ratio than traditional households. 
 
ARCH (A Regional Coalition for Housing) has found that parking demand decreases 
based on income as well, when units are affordable to households with incomes below 
60% of median income.  ARCH has not found parking demand for rental housing to vary 
when affordability is in the 70% or above range.  Accessibility to transit is also a 
significant factor for lower income households, with car ownership declining further 
among these households.  ARCH also notes that the tenure of housing is a key factor in 
car ownership, and that in condominium developments, an expectation for a designated 
parking space exists, while this expectation does not exist to the same extent with rental 
housing. 
 

b. Standards for Guest Parking 
 
Additional parking spaces for guests of residents at TODs at park and rides are not 
generally needed, since guest parking demand often occurs during nights and 
weekends, when surplus park and ride spaces are available.  However, if the Planning 
Commission and/or Houghton Community Council would like to include a regulation for 
guest parking, staff suggests that the standard used for multifamily development in 
Kirkland’s downtown of .1 stall per unit be used.  Another option would be to include a 
requirement for half the downtown ratio, or .05 guest stalls per unit, to account for the 
supply of on-site park and ride spaces that do not exist in the downtown area. 
 
Do the Planning Commission and Houghton Community Council want to 
include an additional requirement for guest parking?  If so, what standard 
should be included in YBD 1? 
 

c. Standards for Retail and Other Uses 
 
The assessment of parking demand (Transpo Group) for the retail component of TOD 
assumes that the parking can be shared with the park and ride, and that a 20% 
reduction in demand can be assumed due to the use of retail uses by users of the Park 
and Ride and the residential component. 
 
In Kirkland’s downtown, the following parking standards apply to non-residential use: 
 

 Restaurant/tavern 1 stall/125 square feet 
 Retail   1 stall/350 square feet 
 Office   1 stall/350 square feet 
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 Entertainment, Cultural 
And Recreational Case by case (per Chapter 105.25) 
 

Discussion at the meeting on February 22nd indicated that the HCC and PC were 
concerned that parking demand for these uses could not be fully met through parking 
shared with the residential and park and ride components of TOD.  Comments from 
some citizens in attendance at the public workshop held on March 3rd also included this 
issue.  In order to address this concern, staff recommends that the standards noted 
above for the downtown area be added to the zoning regulations for TOD.  These 
changes have been added to the Use Zone Chart in Attachment 2, and shown as new 
text. 
 
Do the Planning Commission and Houghton Community Council want to 
include the parking standards for non-residential uses noted above in the 
YBD 1 zone? 
 

2. Building Height 
 
The proposed zoning regulations include a building height maximum of 53’ for the 
Attached or Stacked Dwelling Units use listing.  At the joint meeting of the Planning 
Commission and Houghton Community Council on February 22nd, Doug Leigh from 
Mithun Architects provided a presentation which described the site topography and 
variation that occurs due to the slope from the south, as well as the presence of a berm 
between NE 38th Place and the existing parking area.  The presentation highlighted the 
existence of varied topography in this area, and the likelihood that future development 
will include floor area both below and above grade.  Consequently, the 53’ maximum 
appears somewhat misleading, implying that development will be 53’ above the existing 
parking area.  The height limit of 53’ was initially suggested as a way to regulate 
anticipated transit-oriented development, with a commercial ground floor of 13’ (floor to 
ceiling height) and four stories of residential development of 10’ each (floor to ceiling). 
 
Staff recommends that this height standard be adjusted somewhat to allow for minor 
flexibility in construction to a “rounder” number of 55’.  Alternatively, the language could 
be revised to state that building height should not exceed 55’ or five stories above 
average building elevation.   
 
Do the Planning Commission and the Houghton Community Council support 
the staff recommendation to adjust the maximum building height standard to 
55’? 
 

3. Design Guidelines 
 
At the public workshop held on March 3rd, some concerns were expressed regarding the 
likelihood that a portion of a parking structure may need to be located beneath the 
building but above grade facing NE 38th Place.  While some of the proposed design 
guidelines address techniques to minimize the visual impacts of parking structures, the 
addition of some or all of the following guidelines may strengthen the quality of design 
for parking structures within the TOD: 
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 Portions of parking structures visible from the street should be constructed 
with high quality materials and be architecturally compatible with the 
character of surrounding buildings.  

 Parking structures shall be designed to obscure the view of parked cars at 
the ground level with parking preferred to the back of buildings or 
underground. 

 Upper-level parking structures shall use articulation treatments, landscaping 
and/or screening that break up the massing of the garage and add visual 
interest, and obscure the view of parked cars from adjacent properties. 

 Portions of parking structures visible from the street should be constructed 
with high quality materials and be architecturally compatible with the 
character of surrounding buildings. 

 
Do the Houghton Community Council and Planning Commission want to add 
the design guidelines noted above to the proposed guidelines for YBD 1? 
 
Next Steps 
 
Direction from the Planning Commission and Houghton Community Council following the 
public hearing on March 24th will be incorporated into revised amendments to be 
presented at their study sessions in April.  Once the Planning Commission and Houghton 
Community Council finalize their recommendations, staff will present the proposed 
amendments to the City Council at a study session, tentatively scheduled for May 17th.  
Council action on the amendments is expected to occur on June 21st, with final action by 
the Houghton Community Council anticipated at their meeting on June 27th.  These 
dates are subject to change. 
 
Attachments 
 

1. Map 
2. Proposed Use Zone Chart – Attached or Stacked Dwelling Units 
3. Design Guidelines Matrix 
4. Proposed Zoning Map (color) 
5. Proposed Zoning Map (b&w) 
6. Proposed Use Zone Chart – All Other Uses 
7. Proposed Plate 34L 
8. Proposed Change – Z.C. Section 105.58 
9. Proposed Change – Z.C. Section 110.52 
10. Proposed Change – Municipal Code Section 3.30.040 
11. Proposed Design Guidelines – Outline for Adoption 
12. Transpo Group - YWCA Family Village at Issaquah Highlands Parking Demand 

Study 
13. Comments Included in 2/22/11 PC/HCC Meeting Materials 
14. Comments Received following Preparation of 2/22/11 Materials 

 
cc: ZON10-00014 
 Arthur Sullivan, ARCH 
 Gary Prince, King County Department of Transportation, 201 S. Jackson Street, 

M/S KSC-TR-0815, Seattle, WA  98104-3856  
                                                 
i YWCA Family Village at Issaquah Highlands Parking Demand Study, Transpo Group, April 3, 2008 
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DRAFT 
March 17, 2011 
 

Chart for Residential (Mixed Use) Development and Independent Parking Structure Uses 
(Otherwise use PO charts as modified) 

Yarrow Bay Business District 1 (YBD 1) USE ZONE CHART  
 

 
56.05  User Guide.  The charts in KZC _56.10____ contain the basic zoning regulations that apply in the YBD 1 
zone 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 _56.08_____ - 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. In addition to the height exceptions established by KZC 115.60, the following exceptions to height regulations in 

the YBD 1 zone are established: 
 a. Decorative parapets may exceed the height limit by a maximum of four feet; provided that the average 

height of the parapet around the perimeter of the structure shall not exceed two feet.  
 b. For structures with a peaked roof, the peak may extend eight feet above the height limit if the slope of the 

roof is equal to or greater than four feet vertical to 12 feet horizontal.  
 
USE ZONE CHART 
 
Section _56.010______ 
 
1) Use:  Attached or Stacked Dwelling Units: 

 
 See Special Regulations. 
  
Required Review Process:  DR, Chapter 142 KZC. 
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Minimums: 

 
Lot Size:  None 
Required Yards: 
 Front: 5’ (see Special Regulation 2)  
 Side:  0’ 
 Rear:  0’ 

 
Maximums: 
 

Lot Coverage:  100%.  
Height of Structures:  53’ above average building elevation. 

 
Landscape Category:  C 
 
Sign Category: E. See Special Regulation 9. 
 
Required Parking (See KZC 105.103):   

• Residential use: 1.1 per unit.  See KZC 105.25. 
• Restaurant/tavern: 1 per 125 square feet of gross floor area 
• Retail:   1 per 350 square feet of gross floor area  
• Office:   1 per350 square feet of gross floor area 
• Entertainment, Cultural, Recreational: Chapter 105.25 

 
 
Special Regulations: 
1. The required minimum front yard for any portion of the structure containing parking facilities shall be 10’. 
2. The front setback may be reduced to 0’ where retail uses or other ground floor space is designed to provide direct 

pedestrian access to the street are located adjacent to a pedestrian oriented street, major pedestrian pathway or 
adjacent to a transit facility. 

3. May include one or more of the other uses allowed in this zone.   
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4 The following uses are prohibited: 
 a. Any retail establishment exceeding 7,50015,000 square feet. 
 b. Drive-through facilities. 
 c. The outdoor storage, sale, service and/or rental of motor vehicles, sailboats, motor boats, and recreational 

trailers. 
5. At least 50% of the linear frontage of the ground floor along NE 38th Place must include one or more of the 

following uses: Retail uses selling goods or providing services, including restaurants or taverns; Banking and 
Related Financial Services; School, Day-Care or Mini School or Mini Day-Care Center; Government Facility; 
Community Facility; and retail establishments providing entertainment, cultural and/or recreational activities. The 
required uses shall have a minimum depth of 20 feet and an average depth of at least 30 feet (as measured from 
the face of the building on the abutting right-of-way). The Design Review Board (or Planning Director if not subject 
to D.R.) may approve a minor reduction in the depth requirements if the applicant demonstrates that the 
requirement is not feasible given the configuration of existing or proposed improvements and that the design of 
the retail frontage will maximize visual interest. Lobbies for residential are allowed within this space subject to 
applicable design guidelines. The minimum ground floor story height for these uses shall be 13 feet. 

 
6. Gross floor area constructed above the firstsecond floor must be dedicated to residential use. 
 
7. Development of residential uses within the zoning district shall result in a minimum of 20 percent of total 

residential units being affordable with affordability levels as follows: 
 

a. For rental housing: 
o A minimum of 20 percent of the total residential units shall be affordable at 50% and 70% of median 

income, with a minimum of 10 percent of total residential units affordable at 50% of median income.  
Affordable rent levels will be determined using the same methodology used in the definition of 
Affordable Housing Unit in Chapter 5 KZC.   

b. For ownership housing: 
o A minimum of 20 percent of total residential units shall be affordable housing units as defined in Chapter 

5 KZC. 
 

8. The following additional regulations apply to affordable housing units included in development: 
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a. Alternative Affordability Levels – Subject to Director approval, an applicant may propose affordability levels 
different from those defined in this Chapter.  In approving any different affordability levels, the Director 
shall use ratios similar to those in Chapter KZC 112.20.3.b. 

b. Affordable housing provided pursuant to this section shall also comply with the following sections of Chapter 
112KZC:  112.15.4 (Rounding); 112.35.2 (Affordability Agreement) 

c. The following provisions of Chapter 112KZC do not apply to this zoning district:  112.15.5 (Alternative 
Compliance); 112.20 (Basic Affordable Housing Incentives); 112.25 (Additional Affordable Housing 
Incentives); 112.30 (Alternative Compliance). 

d. Other provisions for the affordable housing units and moderate income units include: 
 

o The type of ownership of the affordable housing units shall be the same as the type of ownership for the 
rest of the housing units in the development. 

o The affordable housing units shall consist of a range in number of bedrooms that are comparable to 
units in the overall development.  

o The size of the affordable housing units, if smaller than the other units with the same number of 
bedrooms in the development, must be approved by the Planning Director. In no case shall the 
affordable housing units be more than 10 percent smaller than the comparable dwelling units in the 
development, based on number of bedrooms, or less than 500 square feet for a one-bedroom unit, 700 
square feet for a two-bedroom unit, or 900 square feet for a three-bedroom unit, whichever is less. 

o The affordable housing units shall be available for occupancy in a time frame comparable to the 
availability of the rest of the dwelling units in the development. 

o The exterior design of the affordable housing units must be compatible and comparable with the rest of 
the dwelling units in the development. 

o The interior finish and quality of construction of the affordable housing units shall at a minimum be 
comparable to entry level rental or ownership housing in the City of Kirkland. 

e. 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. 

f. 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. 

g. Applicants providing affordable housing units are eligible for exemption from various planning, building, 
plumbing, mechanical and electrical permit fees for the affordable housing and moderate income units as 
established in KMC 5.74.070 and KMC Title 21. 
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DRAFT 
March 17, 2011 
 

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

 
9. Signs for a development approved under this provision must be proposed within a Master Sign Plan application 

(KZC 100.80) for all signs within the project.  
 
10. Regulations to address sustainability in development are under study. LEED Silver Certification or better. 
 
11. This use must be part of a development that includes an increase in the number of parking stalls available exclusively to 

users of the Park and Ride facility. 
 
12. Parking stalls to serve the use must be in addition to those provided as part of the expansion of capacity for the Park and 

Ride facility. 
 
2) Use: Independent Parking Structure 
 (Standards to be developed.  Likely issues:  Building height, design guidelines, site design standards.  See memo 

for discussion) 
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 ZON10-00014 

March 17, 2011 
South Kirkland Park & Ride TOD 

Design Guideline Matrix 
 

Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

1.  Ensure high quality building and 
design 

• Building materials should exhibit 
permanence. 
 

• Building materials and color should 
be selected to integrate with each 
other and complement architectural 
design. 
 

• Ornament and applied art should be 
integrated with the structures and 
the site environment and not 
haphazardly applied. 
 

• Emphasis should be placed on 
highlighting building features such 
as doors, windows, and eaves, and 
on the use of materials such as 
wood siding and ornamental 
masonry. Ornament may take the 
form of traditional or contemporary 
elements 
 

• Original artwork or hand-crafted 
details should be considered in 
special areas. 
 
 
 
 
 
 
 

• Require Design Review Board 
approval 
 

• A Master Sign Plan is required 
for signs on the subject 
property. 

• Design Review Board 
provisions in KZC Chapter 
142 
 

• Master Sign Plan 
provisions in KZC Chapter 
100 

  

                                         
1 Proposed guidelines may address more than one policy. 
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Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

 
2.  Ensure that regulations support 

appropriate building scale and 
massing throughout the site, 
produce buildings that exhibit 
high quality design and 
incorporate pedestrian features 
and amenities that contribute to 
a livable urban village character 
for the TOD. 

Building Scale & Massing 
 
• Large window areas should be 

avoided.  Instead smaller window 
units should be used to achieve 
human scale.  
 

• Above the street level, buildings 
above the 2nd story should use upper 
story step backs to create receding 
building forms as building height 
increases to maintain human scale. 
A rigid stair step of “wedding cake” 
approach to upper story step backs 
is not appropriate. 
 

• Decks and/or balconies should be 
designed so that they do not 
significantly increase the apparent 
mass of the building. 
 

• The final arrangement of building 
mass should be placed in context 
with existing and/or planned 
improvements, gateway features, 
location of plazas and open space, 
and orientation with the public 
realm. 
 

• Building facades should be well 
modulated to avoid blank walls and 
provide architectural interest. 
 

• Landscaping should be used to 
provide visual interest and help 
soften building form at appropriate 
locations, including upper level 
terraces. 
 

• To help moderate the vertical scale 
of buildings, buildings should 

• Limit size of any retail 
establishment to 7,50015,000 
sq. ft. 
 

• Limit height to 53’ above 
average building elevation 
 

• Require limited types of street 
level uses which include retail 
and restaurant uses 
 

• Allow for decorative parapets 
and peaked roofs to extend 
above the height limit 

  
• Create new Plate 34L which 

shows pedestrian connections 
in the YBD and future 
connection to Eastside Rail 
Corridor  
 

• Various provisions in KZC 
Section 105.18 – 
Pedestrian Access 
o Pedestrian access from 

buildings to sidewalks 
and transit facilities 

o Pedestrian access 
between uses on 
subject property 

o Pedestrian connections 
between properties 

o Pedestrian access 
through parking areas 

o Pedestrian access 
through parking 
garages 

o Overhead weather 
protection 

 
• Various provisions in KZC 

110.19 – Public Pedestrian 
Walkways 
 

• KZC 105.32 – Bicycle 
Parking 
o Ratio of 1 bicycle space 

for each 12 required 
motor vehicle spaces.  
Planning official may 
modify this 
requirement based on 
development size and 
anticipated pedestrian 
and bicycle activity. 

o Contains requirements 
for bike racks or 
enclosed storage 
container locations. 

 
• 115.142 Transit Shelters 

and Centers, Public.  

  

A
ttachm

ent 320



Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

incorporate design techniques which 
clearly define the building’s top, 
middle, and bottom. 
 
Examples include using a sloped roof 
and strong eave lines to help define 
the top; using windows, balconies, 
and material changes to define a 
building’s middle; and pedestrian-
oriented storefronts, awnings, and 
use of ‘earth’ materials such as 
concrete and stone to help define 
the building’s bottom. 
 

• Vertical building modulation should 
be used to add variety avoiding 
monotonous design and to make 
large buildings appear to be an 
aggregation of smaller buildings. 
 

• Horizontal building modulation 
should be used to reduce the 
perceived mass of a building and to 
provide continuity at the ground 
level of large building complexes. 
Building design should incorporate 
strong pedestrian-oriented elements 
at the ground level and distinctive 
roof treatments. 

 
High Quality Design 
 
See Policy #1  
 
Pedestrian Features & Amenities 

 
• Pedestrian walkways should be 

placed throughout the site to allow 
for efficient access between the 
residential, commercial, transit 
center uses, and adjacent streets.  
The walkways should be situated to 

Public transit shelters and 
centers are allowed in all 
zones and shall not 
exceed 15 feet above 
average building elevation 
in low density zones. The 
public transit shelters and 
centers must not 
unreasonably impede 
pedestrian movement or 
create traffic safety 
problems. Transit route 
and information signs and 
markers may be installed. 
One hundred percent lot 
coverage is allowed. There 
are no specific 
requirements for review 
process, minimum lot size, 
minimum required yards, 
landscaping, or parking for 
this use. 
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Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

minimize walking distance from the 
public sidewalk and transit facilities 
to building entrances. 
 

• Pedestrian and bicycle connections 
should be well-defined and safe.  
 

• Pedestrian connections should be 
provided to adjacent properties to 
allow for efficient access to the 
transit facilities and commercial 
uses. 
 

• Landscaping should be used to help 
define and provide visual interest 
along pedestrian walkways. 
 

• Convenient and safe pedestrian 
areas should be designed in 
centralized locations to 
accommodate transit users. 
 
 

• Lighting should be provided to 
walkways and sidewalks through 
building mounted light and canopy or 
awning mounted lights. 
 

• Low level lighting in the form of 
bollards or similar style of lighting 
should be encouraged along 
pedestrian pathways not adjacent to 
buildings. 
 

• Vehicular (car and bus) circulation 
should not conflict with bicycle and 
pedestrian circulation throughout the 
site. 
 

• Safe crossing locations for 
pedestrians should be provided. 
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Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

 
3.  Provide guidance for the 

streetscapes along NE 38th Place 
and 108th Avenue NE to ensure 
buildings do not turn their backs 
on the streets and development 
provides a welcoming and 
attractive presence at this 
gateway to Kirkland. 

Streetscape 
 
• Street trees species should be 

selected and spaced to allow for 
visual continuity along NE 38th 
Place, buffer pedestrians from the 
street, and provide visibility of 
ground floor retail uses. 
 

• Buildings should be oriented 
towards the street when located 
along NE 38th Place. 
 

• Design elements such as multiple 
storefronts, pedestrian-oriented 
signs, exterior light fixtures, glazing, 
landscaping, and awnings should be 
utilized to add human scale and 
interest at the street level. 
 

• Ground floor spaces along NE 38th 
Place should be transparent with 
windows of clear vision glass 
beginning no higher than 2’ above 
grade to at least 10’ above grade. 
Windows should extend across, at a 
minimum, 75% of the façade 
length. Continuous window walls 
should be avoided by providing 
architectural building treatments, 
mullions, building modulation, entry 
doors, and/or columns at 
appropriate intervals. 
 

• Varied window treatments should 
be encouraged. Architectural 
detailing at window jambs, sills, 
and heads should be emphasized. 
Use of ribbon windows should be 
avoided. 
 

• Identify NE 38th Place as a 
Major Pedestrian Sidewalk 
area 
 

• 110.52 - Sidewalks and 
Other Public 
Improvements in Design 
Districts 
 

• KZC 110.60.11 - Entry or 
Gateway Features in 
Design Districts – In 
Design Districts, if the 
Comprehensive Plan or 
Design Guidelines 
designate the subject 
property for an entry or 
gateway feature, then the 
applicant shall design and 
install an entry feature 
area on the subject 
property. The size of the 
entry feature area shall be 
at least 100 square feet, 
and may include 
landscaping, art, signage 
or lighting. The design 
shall be reviewed by the 
City and decided upon as 
part of the Design Review 
for the proposed 
development. The 
applicant shall provide an 
easement or dedication of 
property surrounding the 
entry feature. 
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Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

• A street wall is a wall or portion of a 
wall of a building facing a street.  
Continuous street walls should 
incorporate vertical and horizontal 
modulations into the building form. 
 

• Along pedestrian oriented streets, 
upper story building facades should 
be stepped back to provide enough 
space for decks, balconies, and 
other activities overlooking the 
street. 
 

• Awnings or canopies should be 
required on facades adjoining 
sidewalks. Blank walls should be 
avoided near sidewalks, open 
spaces, and pedestrian areas. 
 

• Blank walls should not be visible 
from the street or sidewalk.  Where 
blank walls are unavoidable, they 
should be treated with landscaping, 
art, or other architectural 
treatments. 
 

Gateway 
 
• A gateway is an urban design 

feature that signifies a sense of 
place and arrival into a city or 
neighborhood.  A gateway should be 
designed in the location shown in 
the Comprehensive Plan. 
 

• The design of the gateway should 
include a combination of 
landscaping, architectural features, 
and artwork which: 

o Establishes a landmark that 
reflects the TOD elements of 
the site 
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Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

o Reinforces NE 38th Place and 
108th Avenue NE as a focal 
point 

o Transitions between Kirkland 
and Bellevue and the Yarrow 
Bay Business District to the 
west 

 
4.  Protect the vegetative buffers 

and significant trees along the 
site’s eastern and southeastern 
borders through development 
standards. 

 
 

None Proposed  • Tree retention standards 
in KZC Section 95.30 

  

5.  Minimize the visual impacts of 
parking facilities from adjacent 
rights-of-ways. 

• Parking areas should not be located 
between NE 38th Place and buildings.
 

• Access driveways to parking areas 
should be minimized. 
 

• Parking lots should be designed to 
provide for clear vehicular and 
pedestrian circulation and be well 
organized. 
 

• Screening and landscaping should be 
used to reduce the visual impact of 
parking lots and/or parking 
structures to the surrounding 
neighborhood.   
 

• Intervening uses, artwork, building 
setbacks, and/or dense landscaping 
should be used to reduce the visual 
impact of parking structures along 
streets.  Portions of parking 
structures visible from the street 
should be designed to complement 
neighboring buildings.   

• Minimum 10’ setback for 
parking structures along NE 
38th Place 
 

• Add regulation to KZC 105.58 
– Location of Parking Areas 
Specific to Design Districts 

• KZC 95.44 – Internal 
Parking Lot Landscaping 
Requirements 
  

• KZC 95.45 – Perimeter 
Landscape Buffering for 
Driving and Parking Areas 
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Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

 
 

6.  Foster the creation of vibrant and 
desirable living environment 
through the use of high quality 
design, public amenities, and 
open space. 

High Quality Design 
 
See Policy #1 
 
Public amenities and Open Space 

 
• Public open space should be 

provided on the subject property 
which can be used by the general 
public, residents, and transit users. 
 

• Public open space should be open to 
the sky except where overhead 
weather protection is provided (e.g. 
canopies and awnings). The space 
should appear and function as public 
space rather than private space. 
 

• Public open space should be 
designed in close proximity to 
adjacent shops and contain outdoor 
dining/seating areas, art, water 
features, and/or landscaping while 
still allowing enough room for 
pedestrian flow. 
 

• A combination of lighting, access to 
sunlight, paving, landscaping, and 
seating should be used to enhance 
the pedestrian experience with the 
public open space. 
 
 

None Proposed None   

7.  Promote sustainable 
development through support of 
green building practices at the 
Park and Ride. 

None Proposed • Regulations to address 
sustainability in development 
are under study.  A 
reference to these 
regulations t will be 
addedNew regulation calls 
for LEED Silver Certification 

None   

A
ttachm

ent 326



Existing Comprehensive Plan 
Policies 
 

Proposed Design Guidelines1 -  
Design Review Board Authority 

Proposed Zoning 
Regulations  

Existing Zoning 
Regulations 

Additional 
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

or better. 
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U S E  Z O N E  C H A R TSection 27.10

(Revised 4/08) Kirkland Zoning Code
62

 Zone
 PO

S
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S

 DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

Required 
Review
Process

MINIMUMS MAXIMUMS

L
an

d
sc

ap
e

C
at

eg
o

ry
(S

ee
 C

h
. 9

5)
S

ig
n

 C
at

eg
o

ry
(S

ee
 C

h
. 1

00
)

Required
Parking 
Spaces

(See Ch. 105)
Special Regulations

(See also General Regulations)

Lot 
Size

REQUIRED YARDS
(See Ch. 115)

L
o

t 
C

o
ve

ra
g

e

Height of
Structure

� Front Side Rear

.010 Office Uses None None 20′ 5′, but 2 
side 
yards 
must 
equal at 
least 15′.

10′ 70% If adjoining a low 
density zone 
other than RSX, 
then 25′ above 
average building 
elevation.
Otherwise, 30′ 
above average 
building elevation.

C D If Medical, Den-
tal, or Veteri-
nary office, then 
one per each 
200 sq. ft. of 
gross floor 
area.
Otherwise, one 
per each 300 
sq. ft. of gross 
floor area.

1. The following regulations apply to veterinary offices only:
a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not per-

mitted.
c. Site must be designed so that noise from this use will not be audible 

off the subject property. A certification to this effect, signed by an 
Acoustical Engineer, must be submitted with the development per-
mit application.

2. Ancillary assembly and manufacture of goods on the premises of this 
use are permitted only if:
a. The ancillary assembled or manufactured goods are subordinate to 

and dependent on this use.
b. The outward appearance and impacts of this use with ancillary 

assembly or manufacturing activities must be no different from other 
office uses.

.020 Restaurant or 
Tavern

10′ on 
each 
side

20′ B E 1 per each 100 
sq. ft. of gross 
floor area.

1. Drive-in or drive-through facilities are prohibited.

.030 Funeral Home or 
Mortuary

20′ on 
each 
side

C B 1 per each 300 
sq. ft. of gross 
floor area.

.040 Grocery Store, 
Drug Store, 
Laundromat, Dry 
Cleaners, Barber 
Shop, or Shoe 
Repair Shop

10′ on 
each 
side

B E 1. May not be located above the ground floor of a structure.
2. Gross floor area cannot exceed 3,000 sq. ft. 

.050 Retail 
Establishment 
providing banking 
or related financial 
service

1. May not be located above the ground floor of a structure.
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(Revised 9/03) Kirkland Zoning Code
63

U S E  Z O N E  C H A R TSection 27.10  Zone
 PO

.060 Church None None 20′ 20′ on 
each 
side

20′ 70% If adjoining a low 
density zone 
other than RSX, 
then 25′ above 
average building 
elevation.
Otherwise, 30′ 
above average 
building elevation.
See Spec. Reg. 8.

C B 1 for every 4 
people based 
on maximum 
occupant load 
of any area of 
worship. See 
Spec. Reg. 1.

1. No parking is required for day-care or school ancillary to the use.

.070 School or 
Day-Care Center

If this use can accommo-
date 50 or more students 
or children, then:

D See KZC 
105.25.

1. A six-foot-high fence is required only along the property lines adjacent 
to the outside play areas.

2. Hours of operation may be limited to reduce impacts on nearby resi-
dential uses.

3. Structured play areas must be setback from all property lines as follows:
a. 20 feet if this use can accommodate 50 or more students or children.
b. 10 feet if this use can accommodate 13 to 49 students or children.

4. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by-case 
basis, depending on the number of attendees and the extent of the 
abutting right-of-way improvements. Carpooling, staggered loading/
unloading time, right-of-way improvements or other means may be 
required to reduce traffic impacts on any nearby residential uses.

5. May include accessory living facilities for staff persons.
6. The location of parking and passenger loading areas shall be designed 

to reduce impacts on any nearby residential uses.
7. These uses are subject to the requirements established by the Depart-

ment of Social Health Services (WAC Title 388).
8. For school use, structure height may be increased, up to 35 feet, if:

a. The school can accommodate 200 or more students; and
b. The required side and rear yards for the portions of the structure 

exceeding the basic maximum structure height are increased by 
one foot for each additional one foot of structure height; and

c. The increased height is not specifically inconsistent with the appli-
cable neighborhood plan provisions of the Comprehensive Plan.

d. The increased height will not result in a structure that is incompatible 
with surrounding uses or improvements.
This special regulation is not effective within the disapproval juris-
diction of the Houghton Community Council.

50′ 50′ on 
each 
side

50′

If this use can accommo-
date 13 to 49 students or 
children, then:

20′ 20′ on 
each 
side

20′
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� Front Side Rear
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U S E  Z O N E  C H A R TSection 27.10

(Revised 9/03) Kirkland Zoning Code
64

 Zone
 PO

.080 Mini-School or 
Mini-Day-Care

None None 20′ 5′, but 2 
side 
yards 
must 
equal at 
least 15′.

10′ 70% If adjoining a low 
density zone 
other than RSX, 
then 25′ above 
average building 
elevation.
Otherwise, 30′ 
above average 
building elevation.

E B See KZC 
105.25.

1. A six-foot-high fence is required along the property lines adjacent to the 
outside play areas.

2. Hours of operation may be limited by the City to reduce impacts on 
nearby residential uses.

3. Structured play areas must be setback from all property lines by five 
feet.

4. An on-site passenger loading area may be required depending on the 
number of attendees and the extent of the abutting right-of-way 
improvements

5. The location of parking and passenger loading areas shall be designed 
to reduce impacts on nearby residential uses.

6. May include accessory living facilities for staff persons.
7. These uses are subject to the requirements established by the Depart-

ment of Social and Health Services (WAC Title 388).

.090 Convalescent 
Center or 
Nursing Home

Process I, 
Chapter 
145 KZC.

10′ on 
each 
side

20′ C 1 for each bed.

.100 Hospital Facility Process 
IIA, Chap-
ter 150 
KZC.

One 
Acre

B See KZC 
105.25.

.110 Public Utility Process I, 
Chapter 
145 KZC.

None A 1. Landscape Category A or B may be required depending on the type of 
use on the subject property and the impacts associated with the use on 
the nearby uses..120 Government 

Facility
Community 
Facility

C
See 
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105.58 Location of Parking Areas Specific to Design Districts 

 If the subject property is located in a Design District, the applicant shall locate parking areas on 
the subject property according to the following requirements:  

1. Location of Parking Areas in the CBD, TC (TL 1, TL 2, TL 3) Zones 

a. Parking areas shall not be located between a pedestrian-oriented street and a building 
unless specified in a Conceptual Master Plan in TL 2. (See Plate 34 in Chapter 180 
KZC and Chapters 92 and 110 KZC for additional requirements regarding 
pedestrian-oriented streets). 

b. On all other streets, parking lots shall not be located between the street and the building 
on the subject property unless no other feasible alternative exists. 

2. Location of Parking Areas in the JBD 2, and the NRHBD and YBD 1 Zones – Parking areas 
shall not be located between the street and the building unless no other feasible alternative 
exists on the subject property. 

3. Location of Parking Areas in the MSC Zones – Parking areas in the MSC zones shall not be 
located between the street and the building unless the Planning Official determines that the 
proposed landscape design provides superior visual screening of the parking area. 

4. Location of Parking Areas in Certain TLN and RHBD Zones – Parking areas and vehicular 
access may not occupy more than 50 percent of the street frontage in the following zones 
(see Figure 105.58.A): 

a. TL 4, only properties fronting on 120th Avenue NE; 

b. TL 5; 

c. TL 6A, only properties fronting on 124th Avenue NE. Auto dealers in this zone are 
exempt from this requirement; 

d. TL 6B, only properties fronting on NE 124th Street; 

e. TL 10E. 

Alternative configurations may be considered through the Design Review process, if the 
project meets the objectives of the KMC Design Guidelines for the Totem Lake 
Neighborhood.  

f. In the Regional Center (RH 1A, RH 2A, RH 3 and RH 5A zones west of 124th Avenue). 
For parcels over two acres in size, parking lots and vehicular access areas may not 
occupy more than 50 percent of the NE 85th Street property frontage (see Figure 
105.58.A). Alternative configurations will be considered through the Design Review 
process, if the project meets the intent of the KMC Design Guidelines for the Rose Hill 
Business District. 
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FIGURE 105.58.A 
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110.52 Sidewalks and Other Public Improvements in Design Districts 

1.    This section contains regulations that require various sidewalks, pedestrian circulation 
and pedestrian-oriented improvements on or adjacent to properties located in Design 
Districts subject to Design Review pursuant to Chapter 142 KZC such as CBD, JBD, 
TLN, TC, RHBD, and NRHBD and YBD zones.  

The applicant must comply with the following development standards in accordance 
with the location and designation of the abutting right-of-way as a pedestrian-oriented 
street or major pedestrian sidewalk shown in Plate 34 of Chapter 180 KZC. See also 
Public Works Pre-Approved Plans manual for public improvements for each Design 
District. If the required sidewalk improvements cannot be accommodated within the 
existing right-of-way, the difference may be made up with a public easement over 
private property; provided, that a minimum of five feet from the curb shall be retained 
as public right-of-way and may not be in an easement. Buildings may cantilever over 
such easement areas, flush with the property line in accordance with the International 
Building Code as adopted in KMC Title 21. (See Figure 110.52.A and Plate 34). 

2.    Pedestrian-Oriented Street Standards – Unless a different standard is specified in the 
applicable use zone chart, the applicant shall install a 10-foot-wide sidewalk along the 
entire frontage of the subject property abutting each pedestrian-oriented street. (See 
Figure 110.52.A). 

Required Sidewalk on Pedestrian-Oriented Streets and Major Pedestrian 
Sidewalks 

 

FIGURE 110.52.A 
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3.    Major Pedestrian Sidewalk Standards – If the subject property abuts a street 
designated to contain a major pedestrian sidewalk in Plate 34, Chapter 180 KZC, the 
applicant shall install that sidewalk on and/or adjacent to the subject property 
consistent with the following standards: 

a.    Install in the approximate location and make the connections shown in Plate 34; 

b.    A sidewalk width of at least eight feet, unless otherwise noted in Plate 34;  

c.    Have adequate lighting with increased illumination around building entrances and 
transit stops; and 

d.    If parcels are developed in aggregate, then alternative solutions may be proposed. 

4.    Streets in the Totem Lake Neighborhood – Streets in the Totem Lake Neighborhood 
designated as major pedestrian sidewalks in Plate 34.E that are also shown to be 
within the landscaped boulevard alignment or “Circulator” in Plate 34.D in Chapter 180 
KZC may have varied or additional requirements, such as wider sidewalks, widened 
and meandering planting areas, continuous and clustered tree plantings, special 
lighting, directional signs, benches, varying pavement textures and public art, as 
determined by the Director of Public Works. 

5.    NE 85th Street Sidewalk Standards – If the subject property abuts NE 85th Street, the 
applicant shall install a minimum 6.5-foot-wide landscape strip planted with street trees 
located adjacent to the curb and a minimum seven-foot-wide sidewalk along the 
property frontage. Where the public right-of-way lacks adequate width to meet the 
previous standard, a 10-foot-wide sidewalk with street trees in tree grates may be 
permitted or in an easement established over private property. 
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Chapter 3.30 

DESIGN REVIEW BOARD 

Sections: 
3.30.010 Membership—Appointment—Compensation—Removal. 
3.30.020 Qualifications. 
3.30.030 Powers and duties. 
3.30.040 Design guidelines adopted by reference. 
3.30.050 Conflict of interest. 

3.30.010 Membership—Appointment—Compensation—Removal. 
The design review board shall be composed of seven appointed members. In addition, the director of 

planning and community development shall sit on the design review board (“DRB”) as a nonvoting 
member for purposes of advising the board on regulatory and urban design issues. Members shall be 
appointed by a majority vote of the city council, without regard to political affiliation. The members of the 
DRB shall serve without compensation. Each member shall be appointed to a four-year term; provided, that 
as to the two positions added in 2003, one new member’s initial term shall expire March 31, 2005, and the 
other new member’s initial term shall expire March 31, 2007. Any vacancy shall be filled for the remainder 
of the unexpired term of the vacant position. When a member misses three or more consecutive meetings 
not excused by a majority vote of the DRB, the DRB will consider recommending removal of that member. 
The board shall recommend removal if the absences have negatively affected the board’s abilities to 
perform its duties. The recommendation will be forwarded to city council. Members finding themselves 
unable to attend regular meetings are expected to tender their resignations. A member may be removed by a 
majority vote of the city council. (Ord. 3901 § 1, 2003: Ord. 3683A § 1 (part), 1999) 

3.30.020 Qualifications. 
Members of the design review board shall include design professionals and building/construction 

experts, and residents of Kirkland capable of reading and understanding architectural plans and 
knowledgeable in matters of building and design. The board shall at all times have a majority composition 
of professionals from architecture, landscape architecture, urban design/planning, or similar disciplines. In 
selecting members, professionals who are residents and/or whose place of business is within Kirkland will 
be preferred. (Ord. 3683A § 1 (part), 1999) 

3.30.030 Powers and duties. 
The design review board shall have the responsibilities designated in the Zoning Code. In addition, the 

design review board shall perform such advisory functions related to design issues as designated by the city 
council. (Ord. 3683A § 1 (part), 1999) 

3.30.040 Design guidelines adopted by reference. 
The design review board in combination with the authority set forth in Chapter 142 of the Zoning Code 

shall use the following design guidelines documents to review development permits: 
(1) The document entitled “Design Guidelines for Pedestrian Oriented Business Districts” bearing the 

signature of the mayor and the director of the department of planning and community development dated 
August 3, 2004, is adopted by reference as though fully set forth herein. The city council shall consult with 
the planning commission prior to amending this document.  

(2) The document entitled “Design Guidelines for the Rose Hill Business District” bearing the signature 
of the mayor and the director of the department of planning and community development dated January 3, 
2006, is adopted by reference as though fully set forth herein. The city council shall consult with the 
planning commission prior to amending this document.  
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(3) The document entitled “Design Guidelines for the Totem Lake Neighborhood” bearing the signature 
of the mayor and the director of the department of planning and community development dated June 6, 
2006, is adopted by reference as though fully set forth herein. The city council shall consult with the 
planning commission prior to amending this document.  

(4) The document entitled “Kirkland Parkplace Mixed Use Development Master Plan and Design 
Guidelines” bearing the signature of the mayor and the director of the department of planning and 
community development, dated December 16, 2008, is adopted by reference as though fully set forth 
herein. The city council shall consult with the planning commission prior to amending this document. 

(5) The document entitled “Design Guidelines for the Yarrow Bay Business District 1 Zone” bearing 
the signature of the mayor and the director of the department of planning and community development 
dated X, is adopted by reference as though fully set forth herein.  The city council shall consult with the 
planning commission and the Houghton community council prior to amending this document. 

(5) Text Amended. The following specific portions of the text of the design guidelines are amended as 
set forth in Attachment A attached to Ordinance 4106 and incorporated by reference. (Ord. 4172 § 1, 2008: 
Ord. 4106 § 1, 2007; Ord. 4052 § 1, 2006: Ord. 4038 § 1, 2006: Ord. 4031 § 1, 2006) 

3.30.050 Conflict of interest. 
If a member of the design review board is an applicant or a paid or unpaid advocate, agent, or 

representative for an applicant on a design review application, the member shall not participate in a decision 
on that design review application. (Ord. 3683A § 1 (part), 1999) 
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Design Guidelines for the Yarrow Bay Business District 1 Zone 
 

1.  Ensure high quality building and design • Building materials should exhibit permanence. 
 

• Building materials and color should be selected to integrate with each other and complement architectural design. 
 

• Ornament and applied art should be integrated with the structures and the site environment and not haphazardly 
applied. 
 

• Emphasis should be placed on highlighting building features such as doors, windows, and eaves, and on the use of 
materials such as wood siding and ornamental masonry. Ornament may take the form of traditional or contemporary 
elements 
 

• Original artwork or hand-crafted details should be considered in special areas. 
 
 

2.  Ensure that regulations support 
appropriate building scale and massing 
throughout the site, produce buildings 
that exhibit high quality design and 
incorporate pedestrian features and 
amenities that contribute to a livable 
urban village character for the TOD. 

Building Scale & Massing 
 
• Large window areas should be avoided.  Instead smaller window units should be used to achieve human scale.  

 
• Above the street level, buildings above the 2nd story should use upper story step backs to create receding building 

forms as building height increases to maintain human scale. A rigid stair step of “wedding cake” approach to upper 
story step backs is not appropriate. 
 

• Decks and/or balconies should be designed so that they do not significantly increase the apparent mass of the building. 
 

• The final arrangement of building mass should be placed in context with existing and/or planned improvements, 
gateway features, location of plazas and open space, and orientation with the public realm. 
 

• Building facades should be well modulated to avoid blank walls and provide architectural interest. 
 

• Landscaping should be used to provide visual interest and help soften building form at appropriate locations, including 
upper level terraces. 
 

• To help moderate the vertical scale of buildings, buildings should incorporate design techniques which clearly define 
the building’s top, middle, and bottom. 
 
Examples include using a sloped roof and strong eave lines to help define the top; using windows, balconies, and 
material changes to define a building’s middle; and pedestrian-oriented storefronts, awnings, and use of ‘earth’ 
materials such as concrete and stone to help define the building’s bottom. 
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• Vertical building modulation should be used to add variety avoiding monotonous design and to make large buildings 
appear to be an aggregation of smaller buildings. 
 

• Horizontal building modulation should be used to reduce the perceived mass of a building and to provide continuity at 
the ground level of large building complexes. Building design should incorporate strong pedestrian-oriented elements at 
the ground level and distinctive roof treatments. 

 
High Quality Design 
 
See Policy #1  
 
Pedestrian Features & Amenities 

 
• Pedestrian walkways should be placed throughout the site to allow for efficient access between the residential, 

commercial, transit center uses, and adjacent streets.  The walkways should be situated to minimize walking distance 
from the public sidewalk and transit facilities to building entrances. 
 

• Pedestrian and bicycle connections should be well-defined and safe.  
 

• Pedestrian connections should be provided to adjacent properties to allow for efficient access to the transit facilities 
and commercial uses. 
 

• Landscaping should be used to help define and provide visual interest along pedestrian walkways. 
 

• Convenient and safe pedestrian areas should be designed in centralized locations to accommodate transit users. 
 
 

• Lighting should be provided to walkways and sidewalks through building mounted light and canopy or awning mounted 
lights. 
 

• Low level lighting in the form of bollards or similar style of lighting should be encouraged along pedestrian pathways 
not adjacent to buildings. 
 

• Vehicular (car and bus) circulation should not conflict with bicycle and pedestrian circulation throughout the site. 
 

• Safe crossing locations for pedestrians should be provided. 
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3.  Provide guidance for the streetscapes 
along NE 38th Place and 108th Avenue 
NE to ensure buildings do not turn their 
backs on the streets and development 
provides a welcoming and attractive 
presence at this gateway to Kirkland. 

Streetscape 
 
• Street trees species should be selected and spaced to allow for visual continuity along NE 38th Place, buffer 

pedestrians from the street, and provide visibility of ground floor retail uses. 
 

• Buildings should be oriented towards the street when located along NE 38th Place. 
 

• Design elements such as multiple storefronts, pedestrian-oriented signs, exterior light fixtures, glazing, landscaping, 
and awnings should be utilized to add human scale and interest at the street level. 
 

• Ground floor spaces along NE 38th Place should be transparent with windows of clear vision glass beginning no higher 
than 2’ above grade to at least 10’ above grade. Windows should extend across, at a minimum, 75% of the façade 
length. Continuous window walls should be avoided by providing architectural building treatments, mullions, building 
modulation, entry doors, and/or columns at appropriate intervals. 
 

• Varied window treatments should be encouraged. Architectural detailing at window jambs, sills, and heads should be 
emphasized. Use of ribbon windows should be avoided. 
 

• A street wall is a wall or portion of a wall of a building facing a street.  Continuous street walls should incorporate 
vertical and horizontal modulations into the building form. 
 

• Along pedestrian oriented streets, upper story building facades should be stepped back to provide enough space for 
decks, balconies, and other activities overlooking the street. 
 

• Awnings or canopies should be required on facades adjoining sidewalks. Blank walls should be avoided near sidewalks, 
open spaces, and pedestrian areas. 
 

• Blank walls should not be visible from the street or sidewalk.  Where blank walls are unavoidable, they should be 
treated with landscaping, art, or other architectural treatments. 
 

Gateway 
 
• A gateway is an urban design feature that signifies a sense of place and arrival into a city or neighborhood.  A gateway 

should be designed in the location shown in the Comprehensive Plan. 
 

• The design of the gateway should include a combination of landscaping, architectural features, and artwork which: 
o Establishes a landmark that reflects the TOD elements of the site 
o Reinforces NE 38th Place and 108th Avenue NE as a focal point 
o Transitions between Kirkland and Bellevue and the Yarrow Bay Business District to the west 

 
5.  Minimize the visual impacts of parking 

facilities from adjacent rights-of-ways. 
• Parking areas should not be located between NE 38th Place and buildings. 
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• Access driveways to parking areas should be minimized. 
 

• Parking lots should be designed to provide for clear vehicular and pedestrian circulation and be well organized. 
 

• Screening and landscaping should be used to reduce the visual impact of parking lots and/or parking structures to the 
surrounding neighborhood.   
 

• Intervening uses, artwork, building setbacks, and/or dense landscaping should be used to reduce the visual impact of 
parking structures along streets.  Portions of parking structures visible from the street should be designed to 
complement neighboring buildings.   

 
6.  Foster the creation of vibrant and 

desirable living environment through the 
use of high quality design, public 
amenities, and open space. 

High Quality Design 
 
See Policy #1 
 
Public amenities and Open Space 

 
• Public open space should be provided on the subject property which can be used by the general public, residents, and 

transit users. 
 

• Public open space should be open to the sky except where overhead weather protection is provided (e.g. canopies and 
awnings). The space should appear and function as public space rather than private space. 
 

• Public open space should be designed in close proximity to adjacent shops and contain outdoor dining/seating areas, 
art, water features, and/or landscaping while still allowing enough room for pedestrian flow. 
 

• A combination of lighting, access to sunlight, paving, landscaping, and seating should be used to enhance the 
pedestrian experience with the public open space. 
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MEMORANDUM  
Date: April 3, 2008 TG: 09042.00

To:  Linda Hall – YWCA of Seattle 

From:  Dan McKinney, Jr. – Transpo Group 
Molly Kotlen – Transpo Group 

Subject: YWCA Family Village at Issaquah Highlands Parking Demand Study  

 
The purpose of this memorandum is to document the parking characteristics of low income 
housing developments and transit oriented design (TOD), and determine parking demand at the 
proposed YWCA Family Village at Issaquah Highlands. Transpo reviewed available data on 
factors influencing parking demand, conducted parking demand observations at three comparable 
low income housing sites, and compared results to industry standards as well as Issaquah’s 
requirements.  

Project Description 
YWCA Family Village at Issaquah Highlands is a new construction project located on a 2.4 acre 
site located in Issaquah Highlands. This site is adjacent to other residential land use, the Issaquah 
Highlands King County Metro Park & Ride, and a retail center.  
 
The project would provide affordable housing to households making below 60 percent of area 
median income (AMI). The project would be constructed in two phases; upon completion of the 
second phase (projected for 2011), the YWCA Family Village would consist of 146 new 
apartments (studio through three bedroom units) and non-residential uses, including a licensed 
child care facility, YWCA regional corporate offices, housing-related service space; community 
areas and building management offices.  
 
The site is currently designed for 139 on-site parking spaces and 21 on-street parking spaces; 
however, given the project’s adjacency to the park & ride and the multiple uses within the site, the 
project is being considered a transit-oriented development (TOD). Therefore, a reduction in 
parking supply may be feasible. 

Characteristics Influencing Parking Demand 
There are three primary parking demand generators associated with this project. 
 
1. Residential – 146 studio, one-, two-, and three-bedroom apartments.  Five units would be 

maintained and subsidized by the YWCA to serve as housing for homeless in transition to low-
income housing. The balance (141 units) will be leased to people making less than 60 percent 
of AMI. As observed, and confirmed by the Institute of Transportation Engineering (ITE)  the 
peak parking demand for residential typically occurs in the evenings when residents have 
returned home for the night. 

 
2. Day Care Facility – a licensed, for-profit Bright Horizons Child Care Center with enrollment 

capacity for 144 children, infant through school aged. Enrollment for 50 children would be 
subsidized by YWCA and the remaining places extended to the broader community at market-
rate. The current model for similar YWCA Child Care Centers provides a staff to child ratio of 
1:5 for infants and toddlers and 1:7 for preschool aged children. Based on this model, at 
maximum capacity, the staff at the proposed child care would consist of between 21 and 29 
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child care employees. The peak parking demand for day care facilities typically occurs during 
the morning drop-off (approximately 7:00 to 9:00 AM) and afternoon pick-up (4:00 to 6:00 PM). 

 
3. YWCA Eastside Regional Service Center – offering on-site services, including property 

management offices, employment services, training, parenting classes, domestic violence 
support, mental health programs, flexible office space for partner agencies, classrooms, a 
community kitchen, and a residential meeting room. Peak parking demand for the service 
center would typically occur on weekdays at mid-day when the majority of employees are on-
site. 

 
Additionally, research shows that the parking demand for residential uses is affected by the 
proximity to public transportation as well as the rate of personal vehicle ownership. It should also 
be noted that peak parking demand for each proposed land use occurs at different times of day, 
providing opportunity for shared use. 

Site Transit Access 
The proposed development has been classified by the City of Issaquah as a Transit Oriented 
Development (TOD) because of its adjacency to the Issaquah Highlands Park & Ride. The park & 
ride is currently serviced by both King County Metro and Sound Transit.  A summary of the routes 
currently serving the park & ride are listed in Table 1.  
 
Table 1.  Bus Routes Serving Issaquah Highlands Park & Ride 

Route Service 
Service 

Provided Typical Headways Notes 

MT 218 Downtown Seattle /Issaquah Highlands 
P&R Weekday 10-20 min Peak Hours Only 

MT 269 Overlake/Issaquah Highlands P&R Weekday 20-30 min Peak Hours Only 

ST 554 Issaquah/Seattle Express via Eastgate Full Service 
15-30 min weekday 

30 min-1 hr weekend 
 

ST 555/556 Issaquah/Northgate via Bellevue Weekday 30-40 min Peak Hours Only 
1. Based on information provided by King County Metro Transit and SoundTransit websites for spring routes (February 7 – May 29, 2009) 

 
The Issaquah Highlands Park & Ride is across the street from the project site and is within walking 
distance. On average, approximately 10 to 15 buses serve the park & ride in one hour, depending 
on the time of day, serving numerous locations throughout Seattle and the Eastside. 
 
As part of the project a pedestrian bridge connecting the YWCA Family Village property and the 
Issaquah Highlands Park & Ride would be built, allowing residents easy access to public 
transportation.  

Low Income Vehicle Ownership  
The Federal Highway Administration (FHWA) conducts the National Household Travel Study 
(NHTS) which provides information on household income levels and vehicle ownership. The NTHS 
(2001) study showed that vehicle ownership decreases as income levels decrease. Therefore, 
lower income households tend to own fewer vehicles and generate less demand for parking than 
the larger population. 
 
Based on the US Census Bureau 2005 – 2007 American Community Survey 3-Year Estimates, 
the median household income for Issaquah is approximately $75,000. The proposed YWCA 
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Family Village low income residential units would be for households with incomes below 60 
percent the median income, which equates to less than $45,000.   

Parking Patterns at Transit Oriented Developments (TODs) 
Studies of the relationship between parking supply and demand and TODs have been conducted 
in California, Oregon, Vancouver, and other cities throughout the United States and Canada. Most 
of these studies conclude that there is a decrease of up to 25 percent in vehicle ownership per 
household at multi-family TODs compared to traditional multi-family developments.1 These studies 
also show there is a correlation between income and vehicle ownership; specifically, rented, lower-
income households at TODs show a lower vehicle ownership ratio than traditional households.2 
This translates into a decrease in parking demand at TODs, thereby requiring less supply than 
traditional developments.  
 
Also, some developers and cities have noticed a slow but steady change in parking patterns, 
especially at locations with alternative transportation modes. This has led to a decrease in 
required parking supply at new transit-oriented developments.3 

Parking Demand Observations 
In order to estimate the peak parking demand for the proposed project, Transpo conducted 
parking demand counts at three low incoming housing sites with similar characteristics to the 
proposed project. The following summarizes the methodology used to select comparable sites and 
the results of the parking observations. 

Comparable Sites 
Prior to conducting parking demand counts, four sites were identified by A Regional Coalition for 
Housing (ARCH)4 as locations with residential and transportation characteristics similar to the 
proposed YWCA Family Village at Issaquah Highlands. Of the four sites, two were selected for 
data collection.  The two chosen locations are: 

• The Village at Overlake Station – Redmond:  this location has 308 dwelling units 
available for individuals and families making below 60 percent of AMI.  This site is a 
transit-oriented development with the Overlake Park & Ride on-site.  A day care 
facility with 55 children and 10 employees is also on-site.  Some parking spaces are 
shared among the uses and other spaces are designated specifically for resident or 
commuter parking. 

• Liberty Square – Renton:  this location has 92 dwelling units available to individuals 
and families making less than 60 percent of AMI.  This development is approximately 
0.1 mile from the bus stop at Main Avenue S and S 4th Street and 0.2 miles from the 
Renton Transit Center. 

 
The two locations not chosen were: 

                                                      
1 Statewide Transit Oriented Development Study: Factors of Success in California. Special Report: Parking and TOD 
Challenges and Opportunities. California Department of Transportation; Business, Transportation, and Housing Agency; 
pp. 8-10, 2002. 
2 See Statewide Transit Oriented Development Study: Factors of Success in California. 
3 Willson, Richard (2005). Parking Policy for Transit Oriented Development: Lessons for Cities , Transit Agencies, and 
Developers. Journal of Public Transportation. Volume 8; Number 5. 
4 ARCH is an organization created by Eastside cities and King County to preserve and increase the supply of housing for 
low and moderate income households in East King County. 
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• Metropolitan Place – Renton: this location was ruled out because it is a market-rate 
multi-family residential development, so vehicle ownership would likely be higher than 
at the proposed project. Also, discussions with the manager revealed that overflow 
parking occurs on-street.  

• Heron Run – Kenmore: the location was eliminated because the manager of the 
development indicated that spill-over parking from the adjacent senior housing 
development occurs in the development’s parking lot. Additionally there is on-street 
parking in the vicinity. Both issues would reduce the accuracy of a parking demand 
count.    

 
A third site was selected for comparison based on knowledge from a previous low income housing 
parking study because the residential, non-residential, and transportation characteristics are 
similar to the proposed project. Table 2 provides a comparison between the proposed 
development and three low income housing sites chosen for comparison.  
 
Table 2. Comparison of YWCA Family Village and Selected Low-Income Housing Survey 

Locations 
Proposed Study Locations 

Characteristics YWCA Family Village The Genesee 
The Village at 

Overlake Station Liberty Square 

Location 
Highlands Dr. NE & 

NE High St. - 
Issaquah 

4425 MLK Way - 
Seattle 

2580 152nd Ave NE - 
Redmond 

415-417 Williams 
Avenue S – 

Renton 

Dwelling Units 146 50 308 92 

Parking Spaces Designed for 160 
spaces 56 535 115 

Number of Transit Lines 
Serving Site1 4 2 8 11 

Average Headway (minutes) 24 12 30 25 

Buses per Hour During 
Peak2 10 10 14 19 

Percent of AMI3 60% 50% 60% 60% 

Non-residential Uses 

Day care facility 
YWCA Regional 

Offices 
On-site Services 

Family Services Day care facility N/A 

1. Transit service located within ¼ mile of site.  
2. Weekday peak hours are 7 to 9 AM and 4 to 6 PM 
3. AMI = area median income. Qualified residential applicants may earn up to the listed percent of AMI.  

 
As shown in Table 2, the Genesee site provides transit service similar to the proposed YWCA 
Family Village with approximately 10 buses per hour. The Village at Overlake Station and Liberty 
Square have average headways similar to the proposed site at 25 to 30 minutes between buses. 
All of these sites also serve residents making below 60 percent of the AMI. 

Parking Demand Survey Results 
Parking demand data was collected at each site for two weekdays (Wednesday and Thursday) in 
March 2009 for 4 hours during the daytime peak (9:00 AM to 1:00 PM) and again after 9:00 PM to 
capture the PM peak parking demand. Table 3 provides a summary of the observed parking 
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demand characteristics for each site. As shown in the table, the average parking demand for the 
surveyed sites was approximately 0.51 vehicles per residential dwelling unit at mid-day and 0.57 
vehicles per residential dwelling unit at night.  
 
Table 3. Summary of Total Parking Demand Survey at Comparable Sites 

Facility 
Residential 

Units 
Parking 
Spaces1 

Spaces 
Provided Per 

Unit 

Average 
Parking 
Count2 

Average 
Parking 

Demand3 

Average 
Parking 

Demand per 
Time Period 

Weekday Mid-Day       

The Genesee 50 56 1.12 25 0.50 

The Village at Overlake Station 308 535 1.73 195 0.63 

Liberty Square 92 115 1.25 38 0.41 

0.51 

Weekday Evening       

The Genesee 50 56 1.12 22 0.44 

The Village at Overlake Station 308 535 1.73 198 0.64 

Liberty Square 92 115 1.25 58 0.63 

0.57 

Source: Transpo Group, 2009. 
1. Number includes residential and non-residential parking spaces. 
2. Average of 4-hour counts at midday (9 AM to 1 PM) and 1-hr counts after 9 PM taken over a 2 day period. 
3. Parking demand is ratio of occupied spaces per unit. 

The Village at Overlake Station 
All of the sites surveyed have similarities with the proposed YWCA Family Village at Issaquah 
Highlands; however, the Village at Overlake Station may be the most closely relatable. Like the 
proposed YWCA Family Village, this site has low-income housing for people making less than 60 
percent of the AMI, a day care facility, and an adjacent park & ride. It is expected that parking 
demand at the proposed project would be similar to the averages shown in Table 3 and most 
similar to the averages shown for the Village at Overlake Station (0.63 vehicles per unit, mid-day, 
and 0.64 vehicles per unit, evening).  
 
It should be noted that counts were not collected during the day care facility’s peak period (AM 
drop-off and PM pick up); however, the facility’s Director confirmed that there is sufficient parking 
for the staff near the day care facility. As can be seen from the site observations, there is available 
parking throughout the site. 

Comparison to City Standards and ITE Rates 
The following summarizes requirements from the City of Issaquah and ITE Parking Generation 
and compares these results to the observed parking demand at the comparable sites and the 
estimated parking demand for the proposed YWCA Family Village at Issaquah Highlands. 

City of Issaquah 
Since the project is classified as a Transit Oriented Development (TOD), the City’s TOD 
Agreement identifies parking requirements for the residential uses based on the number of 
bedrooms provided. The Highlands Drive TOD Agreement does not address nonresidential uses 
so the City of Issaquah Municipal Code5 is used for calculating the day care and office parking 

                                                      
5 Title 18 Land Use Code, Chapter 18.09 Parking, Section 18.09.050 Table of Off-Street Parking Standards for Day Care 
and Office uses.    

Attachment 12

53

ASullivan
Highlight

ASullivan
Callout
Know the unit mix of the comparable properties?



 

  6 

requirements. The day care facility standards are based on the number of children and/or 
employees at the peak, and office standards are based on square footage. Table 4 provides a 
summary of the required parking for the YWCA Family Villages at Issaquah Highlands based on 
the City’s requirements. As shown in the table, the project would be required to provide 
approximately 332 parking spaces.    
 
Table 4. Required Parking for YWCA Family Village based on City Standards1  

 Size Unit 
Parking Spaces 

per Unit 
Required 

Parking Spaces 

Studio 6 Dwelling Units 1.00 6 
One Bedroom Units 41 Dwelling Units 1.25 52 
Two or More Bedroom Units 99 Dwelling Units 2.00 198 

144 Day Care Children 0.17 25 
Day Care 

29 Day Care Employees 1.00 29 
Office Space 6.34 1,000 square feet 3.33 22 

Total Parking Required    332 
1. City of Issaquah TOD Agreement for Residential uses and Issaquah Municipal Code – Title 18 Land Use Code, Chapter 18.09 Parking, 

Section 18.09.050 Table of Off-Street Parking Standards for Day Care and Office uses.    

ITE Parking Rates 
Average parking rates are published by the Institute of Transportation Engineers (ITE) in Parking 
Generation, 3rd Edition (2004), and are widely accepted as representative of standard parking 
demand generated by specific land uses. Table 5 summarizes the parking demand estimated for 
the proposed YWCA Family Village based on ITE parking generation rates for each individual use.  
 
Table 5. Individual Peak Parking Demand for YWCA Family Village based on ITE 

 Size Unit 
Parking Spaces 

per Unit 
Required 

Parking Spaces 

Low/Mid-Rise Apartment 146 Dwelling Units 1.001 146 
Day Care 144 Children 0.242 35 
Office Space 6.34 1,000 square feet 2.403 16 

Total     197 
1. Based on Institute of Transportation Engineers’ Parking Generation, 3rd Edition (2004) average parking rate for Low and Mid-Rise 

Apartment Land Use 221 – urban locations. 
2. Based on Institute of Transportation Engineers’ Parking Generation, 3rd Edition (2004) average parking rate for Day Care Center Land 

Use 565  
3. Based on Institute of Transportation Engineers’ Parking Generation, 3rd Edition (2004) average parking rate for General Office Building 

Land Use 701 – urban locations 
 
The ITE rates do not account for reduced parking demands associated with the transit oriented 
development or low income characteristics of the site. In addition, the table illustrates the peak 
demand of each individual use and doesn’t account for the differing time periods of peak parking 
demand, which would reduce the overall demand at one time.  

Comparison of Parking Rates 
Table 6 provides a comparison of the parking supply based on the survey parking rate, average 
parking rates published by the Institute of Transportation Engineers (ITE) in Parking Generation, 
3rd Edition (2004), and the City of Issaquah requirements. As shown in the table, the calculated 
parking space demand based on the parking observations was less than half of those calculated 
using ITE and less than 30 percent of the City’s requirements. This lower rate is most likely 
attributed to the availability of transit service and lower vehicle ownership of low income residents. 
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Table 6. Estimated Peak Parking Demand Based on Observations, ITE, and City Requirements 

 
Parking Rate  

(Vehicles per Unit) 
Number of  

Proposed Units 

Calculated Parking 
Spaces for  

Proposed Site 

Based on Comparable Sites with 
Multiple Land Uses (overall) 0.57/ dwelling unit 84 

Based on Comparable Sites with 
Multiple Land Uses (The Village at 
Overlake) 

0.64/ dwelling unit 94 

Combination of Comparable Site and 
ITE day care parking generation (The 
Village at Overlake) 

0.64/dwelling unit 
0.24/ day care child 

129 

Average ITE Parking Rate1 
1.00/DU 

0.24/child 
2.40/KSF 

197 

City Requirements2 

1.00/studio DU 
1.25/1 bedroom DU 

2.00/2+ bedroom DU 
0.17/ day care child  

1.00/day care employee 
3.33/1,000 square feet office 

146 DU 
144-child day care 

6,340 sf Office 

332 

1. Based on Institute of Transportation Engineers’ Parking Generation, 3rd Edition (2004). See Table 5.  
2. See calculations presented in Table 4 based on City of Issaquah TOD Agreement and Issaquah Municipal Code.    

 
Based on observed parking at comparable sites, peak parking demand at the proposed site would 
be met with an estimated 94 parking spaces. Typically it is recommended that parking supply is 
approximately 10 to 15 percent higher than estimated peak parking demand to allow for 
fluctuations in demand and circulation through the site. Therefore, peak parking demand would be 
met with as few as 105 spaces (with 10 percent additional supply). 
 
Because the counts were not collected during the day care facility’s peak period, a conservative 
parking supply estimate would include both the observed peak parking rate (0.64 spaces per unit) 
plus the estimated parking rate per child as determined by ITE Parking Generation (2004) (0.24 
spaces per child). As shown in Table 6, approximately 129 spaces would be needed 
accommodate both site and day care peak parking demand. With a 10 percent cushion, a 
conservative parking demand estimate would be met with approximately 143 parking spaces.  

Summary and Conclusion 
• The transit-oriented development (TOD) designation of the proposed YWCA Family 

Village at Issaquah Highlands would produce a reduced parking demand for all of the 
proposed land uses. 

• The parking demand for residential uses is related to proximity to public transportation 
and personal vehicle ownership. The adjacent park & ride is served by approximately 
10 buses per hour, and the low-income housing characteristic typically yields lower 
vehicle ownership than found at standard multi-family housing developments. 

• As part of the proposed project, a pedestrian bridge would be built, connecting the 
park & ride with the site, allowing easy access to public transportation. 

• Peak parking demand for each proposed land use occurs at different times of day, so 
parking supply may be shared among the uses. 
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• Parking observations were made at three comparable developments. The average 
parking demand for the surveyed sites was approximately 0.51 vehicles per residential 
dwelling unit at mid-day and 0.57 vehicles per residential dwelling unit at night.  

• Based on land use types and proximity to transit, the proposed development is 
expected to operate most similarly to the Village at Overlake Station. Parking rate 
averages for the Village at Overlake Station were 0.63 vehicles per unit, mid-day, and 
0.64 vehicles per unit in the evening. Parking counts were not collected during the day 
care facility’s peak period. 

• According to the City of Issaquah’s requirements the project would be required to 
provide approximately 332 parking spaces. 

• Based on average parking rates published by the Institute of Transportation Engineers 
(ITE) in Parking Generation, 3rd Edition (2004), each of the individual uses would 
generate a peak parking demand for 197 parking spaces. 

• The calculated parking space demand based on the parking observations was less 
than half of those calculated using ITE and less than 30 percent of the City’s 
requirement. This lower rate is most likely attributed to the availability of transit service 
and lower vehicle ownership of low income residents. 

• The site is currently designed for a total of 160 parking spaces (139 on-site and 21 on-
street parking spaces). Based on observed parking at comparable sites, peak parking 
demand at the proposed site would be approximately 94 parking spaces. With a 10 
percent parking supply cushion to allow for fluctuations in demand and circulation 
through the site, peak parking demand would be met with as few as 105 spaces. 

• Because the counts were not collected during the day care facility’s peak drop-off or 
pick-up period, a conservative parking supply estimate would include both the 
observed peak parking rate plus the estimated parking rate per child as determined by 
ITE Parking Generation (2004). With a 10 percent cushion, a conservative parking 
demand estimate would be met with approximately 143 parking spaces. 
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Keith Maehlum 
10836 NE 108th Street 
Kirkland, WA 98033 

February 3, 2011 

CITY OF KIRKLAND 
PLANNING DEPARTMENT 

RE: LAKEVIEW NEIGHBORHOOD TOD PROPOSAL 

I strongly support the TOD proposal being considered by the City. 

I have been a fourteen (14) year resident and business owner in Kirkland, having also 
lived and worked in downtown Kirkland for many years. 

I am also an original member of the Downtown Action Team for the Kirkland Downtown 
Strategic Plan and have been involved in almost all of the City’s major land use 
discussions for the past 22 years. 

The City has undertaken an extensive community outreach program and has incorporated 
many elements resulting from that outreach. They have been responsible and responsive. 

The project not only is consistent with the vision of the smart growth but exceeds the 
expectations we had for this property to make this area pedestrian friendly, economically 
vibrant and market responsive. For that they should be commended. 

The Lakeview neighborhood continues to struggle and suffer from the lack of critical 
mass and market significance. This proposal will help to address those current 
shortcomings. 

More importantly, the TOD redevelopment is forward thinking. Urban Land Institute’s 
new book “Growing Cooler” documents what will happen with our climate if we don’t 
redevelop smart. If we follow a low density redevelopment approach CO2 emissions will 
continue to grow excessively. 

With dense mixed-use compact development ULI’s book shows that vehicle-miles-
traveled (“VMT”) moderate. The denser we develop, the lower the VMT. The lower the 
VMT, the lower the CO2 emissions. 

Please do the right thing for the environment and approve the proposed TOD project. 

Thanks You – Keith Maehlum 
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