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Fact Sheet 

Proposed Action Title 
Downtown Area Planned Action Ordinance 

Proposed Action and Alternatives 

Proposed Action 
The Proposed Action addresses two related actions: 

Three private requests to amend the City of Kirkland Comprehensive Plan and 
Zoning Code, all concerning properties located in the downtown area and near each 
other, described in more detail below: 

� Area A.  Touchstone Corporation (Parkplace) amendment request to allow 
redevelopment of the Parkplace retail/office complex located at 457 Central Way 
with as much as 1.8 million square feet of office, retail, and hotel use, including 
increases in permissible building height up to a maximum of 8 stories, and 
reduced setbacks along nearby streets and Peter Kirk Park.  Additional Zoning 
Code amendments associated with this request include revisions to lot coverage 
standards and parking requirements. 

� Area B.  Orni request to amend the City of Kirkland Comprehensive Land Use 
Map from High Density Residential (HDR) to Office/Multifamily (O/MF) and to 
rezone the area from Planned Area 5D (PLA 5D) zone to Planned Area 5C (PLA 
5C) zone.  The amendment would allow an increase in permissible building 
height from the lower of 4 stories or 40 feet up to the lower of 6 stories or 60 
feet, and an accompanying Zoning Code amendment would allow a reduction of 
building setbacks where PLA 5C development abuts low-density uses in the PLA 
5A zone. 

� Area C.  Altom request to rezone the area from Planned Area 5B (PLA 5B) zone 
to PLA 5C, while retaining O/MF land use Comprehensive Plan designation for 
one parcel of property containing a single-story office building at 
220 6th Avenue.  The City has expanded the area for consideration in this private 
amendment request to include the parcel to the north (605 4th Avenue) that 
contains two 2-story office buildings.   
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The amendment would also allow an increase in building heights from 30 feet to 
60 feet and remove the minimum lot size requirement of 1 acre to attain this 60-
foot maximum height in the PLA 5C zone. 

A City of Kirkland (City)-sponsored proposal to adopt an ordinance establishing 
these three areas as a Planned Action for the purpose of Washington State 
Environmental Policy Act (SEPA) compliance, pursuant to Revised Code of 
Washington (RCW) 43.21C.031(2)(a) and Washington Administrative Code  
197-11-164. 

No Action Alternative 
The No Action alternative assumes that none of the three private amendment requests 
would be approved, and no Planned Action ordinance (PAO) would be adopted by 
the City of Kirkland.  Comprehensive land use map designations and zoning for three 
areas would remain the same.  The No Action alternative assumes an increased 
amount of development in Areas A and C that City staff estimated could occur on 
these parcels under the existing Comprehensive Plan and zoning.  In Area B, 
continuance of existing nonconforming office uses is assumed.  However, for 
purposes of visual and school analyses, redevelopment of Area B into taller, 
multifamily buildings allowed under current zoning regulations is being reviewed in 
sections 3.3 Aesthetics and 3.5 Public Services.  The No Action alternative would 
exceed the City’s employment growth targets for 2022 by approximately 600 jobs 
(see Section 2.3.5 for more detail). 

FEIS Review Alternative 
The Final Environmental Impact Statement (FEIS) Review alternative is described 
and addressed in this FEIS.  The FEIS Review alternative is generally similar to or 
less intense than the Proposed Action, but differs in several specific design and use 
parameters.  The FEIS Review alternative falls within the range of the No Action and 
Proposed Action alternatives reviewed in the Draft Environmental Impact Statement 
(DEIS).  The specifics of the FEIS Review alternative differ somewhat from the 
Proposed Action as noted below.  If not specifically noted as a difference, the 
features of the FEIS Review alternative are consistent with the features of the 
Proposed Action.   

City�of�Kirkland�Comprehensive�Land�Use�Map�Amendments�

The City of Kirkland Comprehensive Land Use Map amendments for the FEIS 
Review alternative are consistent with the amendments described for the Proposed 
Action, except as noted below: 
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Area B 

� Retains the existing HDR land use designation similar to the No Action 
alternative.

City�of�Kirkland�Comprehensive�Plan�Text�Amendments�

The FEIS Review alternative includes the following Comprehensive Plan text 
amendments that are consistent with the Proposed Action but were not specified as 
part of the Proposed Action in the DEIS: 

Area A 

� Amend the Moss Bay Neighborhood Plan consistent with mitigation measures 
identified in the DEIS to allow for taller buildings (up to 8 stories) in CBD 5A, 
and tie the additional height allowed to provision a series of interconnected 
public spaces, pedestrian-oriented development, retail streets and sustainability 
measures in CBD 5A. 

� Replace the view corridor identified in the Moss Bay Neighborhood Plan at the 
corner of Central Way and 6th Street with the view corridor at NE 85th Street 
just west of Interstate 405. 

� Include a description of how development in Area A is subject to design 
guidelines of the Master Plan and Design Guidelines for the Kirkland Parkplace 
booklet.

� Update the City’s employment capacity numbers in the Introduction and Land 
Use chapters. 

Zoning�Map�Amendments�

The City’s Zoning Map amendments for the FEIS Review alternative are consistent 
with the Proposed Action and No Action alternatives reviewed in the DEIS.  The 
FEIS Review alternative Zoning Map amendments are the same as outlined in the 
Proposed Action, except as noted below: 

Area B 

� Retain the existing PLA 5D zoning designation similar to the No Action 
alternative.

Zoning�Code�Amendments�

The Zoning Code amendments for the FEIS Review alternative are consistent with 
the Proposed Action and No Action alternatives reviewed in the DEIS.  The Zoning 
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Code amendments in the FEIS Review alternative are the same as those identified in 
the Proposed Action of the DEIS, except as noted below: 

Area A   

� Create a new CBD 5A zone. 

� Require that development in Area A comply with the Parkplace Master Plan and 
Design Guidelines contained in Kirkland Municipal Code 3.30 (see Kirkland 
Municipal Code amendments below). 

� Require that the amount of retail provided equal at least 25% of the office space 
provided in the development, consistent with the mix of uses discussed in the 
Proposed Action.   

� Establish other land uses, including hotel, athletic club, and movie theater as 
allowed uses subject to conditions.  These uses are consistent with the mix of 
uses considered in the Proposed Action. 

� Prohibit retail establishments from exceeding 70,000 square feet at grade drive-
through facilities and outdoor storage, sale, service and/or rental of motor 
vehicles, sailboats, motor boats, and recreational trailers.  This prohibition of 
uses is consistent with assumptions contained in the Proposed Action. 

� Establish the following maximum building heights: 

- four height districts in CBD 5A with lower heights to the north and west 
and up to 115 feet maximum height (as noted in Figure 2–5), equivalent 
to the 8-story maximum height discussed in the Proposed Action and No 
Action alternatives, 

- maximum building height measurement points within the CBD 5A zone 
as shown in Figure 2–6, and 

- an exceedance in rooftop appurtenances height by 16 feet if covering less 
than 25% of the rooftop. 

� Require submittal of a study to justify parking less than required in the zoning 
code based on shared use and inclusion of a transportation management plan 
(TMP) and parking management plan (PMP) as part of the parking reduction 
study, consistent with provisions of the Proposed Action. 

� Establish specific setback and stepback requirements based on location (see 
Figure 2–4) which are either consistent with or more restrictive than setbacks and 
stepbacks considered under the Proposed Action: 

- Central Way.  No setbacks along Central Way and 6th Street,  
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- Peter Kirk Park.  A 55-foot minimum setback adjacent to the Park, and 

- South/southeast boundary.  A 20-foot minimum setback along the south 
portion of the site adjacent to the existing office and residential uses. 

� Provide pedestrian connections as outlined in the existing Moss Bay 
Neighborhood Plan. 

Area B   

� Add a mixed use category limited to Area B only that allows new office 
development so long as more than 50% of the building area is in residential use.  
Office-only development will not be permitted.  This mix of uses is consistent 
with the variety of uses considered under both the Proposed Action and No 
Action alternatives in the DEIS. 

� Maintain existing height limits of 4 stories or 40 feet above average building 
elevation, whichever is less for sites that are at least 1 acre in size, consistent 
with the No Action alternative. 

� Remove special regulation that requires additional building setbacks from single-
family uses in the PLA 5A zone for buildings over 30 feet above average 
building elevation, consistent with setbacks considered under both the Proposed 
Action and No Action alternatives. 

� Add a special building setback regulation requiring that office use be set back at 
least 15 feet from residential uses on adjoining properties, which is as restrictive 
or more than setbacks considered under both the Proposed Action and No Action 
alternatives. 

� Add a special setback regulation that requires buildings containing office uses 
above 30 feet in height to set back portions of the building that are over 30 feet 
(an additional 10 feet from the property line) when residential uses are on 
adjoining properties, within the range of upper-story stepbacks considered under 
both the Proposed Action and No Action alternatives. 

� Require an administrative design review for mixed use development, but not for 
residential-only development.  Design review was considered a mitigation 
measure for the Proposed Action in the DEIS. 

Area C   

� Allow a maximum building height of 4 stories or 52 feet above average building 
elevation if the development site contains at least 0.8 acre.  If the development 
site contains at least 0.4 acre, the maximum building height would be 3 stories or 
40 feet above average building elevation, whichever is less.  Heights allowed 
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under the FEIS Review alternative are less intense than those considered under 
the Proposed Action.   

� Require administrative design review for buildings over 30 feet in height.  
Design review was considered a mitigation measure for the Proposed Action in 
the DEIS. 

Kirkland�Municipal�Code�Amendments�

The FEIS Review alternative includes amendments to the Kirkland Municipal Code 
that add a document entitled “Kirkland Parkplace Mixed Use Development Master 
Plan and Design Guidelines” which regulates the design of development in Area A, 
including the following specific features. 

� Establish a network of streets, sidewalks, and open spaces in Area A and 
connecting Area A to adjoining streets and developments. 

� Provide a large central open space. 

� Building(s) south of the central open space must be terraced to allow for sun to 
reach 50% of the open space at 2:00 p.m. on March 21 and September 21. 

� Provide pedestrian connections as outlined in the existing Moss Bay 
Neighborhood Plan. 

Features of the FEIS Review alternative’s Kirkland Municipal Code amendments 
were either included as mitigation measures for the Proposed Action or are consistent 
with assumptions of the Proposed Action in the DEIS. 

Planned�Action�Ordinance�

The FEIS Review alternative includes City adoption of a PAO designating the three 
private amendment requests outlined above (Areas A, B, and C) as a Planned Action 
for the purposes of SEPA compliance, pursuant to RCW 43.21C.031(2)(a) and WAC 
197-11-164.  The PAO includes the following features: 

� limits the amount of development in Areas A, B, and C; 

� limits the amount of PM peak hour vehicle trips that may be generated by 
development in Areas A, B, and C;  

� a requirement for implementing TMPs for development anticipated in Areas A, 
B, and C and associated monitoring (a TMP was considered as part of mitigations 
in the DEIS); and  
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� a requirement for implementing a PMP and associated monitoring for 
development anticipated in Area A (a PMP was considered as part of the 
mitigations in the DEIS). 

Location
The Planned Action area, or analysis area, roughly consists of the following three 
noncontiguous areas (shown as Areas A, B, and C for purposes of this FEIS): 

� Area A, Touchstone Corporation (Parkplace).  One 11.5-acre parcel with the 
address 457 Central Way located east of Peter Kirk Park, south of Central Way, 
and west of 6th Street; 

� Area B, Orni.  Three parcels addressed as 825, 903, and 911 5th Avenue 
generally located east of the U.S. Post Office, south of 5th Avenue, west of the 
Kirkland Park Place Condominium complex, and north of the pedestrian 
walkway that follows the alignment of 4th Avenue, if the street were extended; 

� Area C, Altom.  Two parcels addressed as 220 6th Street and 603 4th Avenue 
located east of 6th Street, south of 4th Avenue, north of the 620 Kirkland Way 
office building. 

Proponent
The proponents of this FEIS are the City of Kirkland for the proposed Planned 
Action designation/ordinance and the following three private applicants for the 
proposed City of Kirkland Comprehensive Plan and Zoning Code amendments: 

� Area A – Touchstone Corporation 

� Area B – Yarrow Bay Development (represented by Kathy Orni) 

� Area C – Rhoda Altom (owner of property at 220 6th Street) 

Lead Agency 
The City of Kirkland 

Responsible Official 
Eric Shields, AICP, Director  
Department of Planning and Community Development 
City of Kirkland  
123 Fifth Avenue 
Kirkland, WA 98033 
(425) 587-3226 
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Contact Person 
Angela Ruggeri, AICP, Senior Planner 
Department of Planning and Community Development 
City of Kirkland 
123 Fifth Avenue 
Kirkland, WA 98033 
(425) 587-3256 

Potential Required Approvals 
Recommendations by the Planning Commission and approval by the City Council of 
the following: 

� adoption of  a Planned Action Designation and Ordinance, 

� adoption of the amendments to the City of Kirkland Comprehensive Plan 
(including amendments to the City of Kirkland Comprehensive Land Use Map)
and adoption of amendments to the City of Kirkland Zoning Code, Kirkland 
Municipal Code, and zoning map amendments for the three private amendments, 
and

� additions to the design guidelines in the Kirkland Municipal Code. 

Environmental Impact Statement Authors and Principal Contributors 
The DEIS and FEIS have been prepared under the direction of the City of Kirkland. 

Principal Authors: 

ICF Jones & Stokes 
710 Second Avenue Suite 550 
Seattle, WA 98104 
(206) 801-2800 

Contributing Authors: 

Fehr & Peers 
11410 NE 122nd Way Suite 320 
Kirkland, WA 98034-6927 
(425) 820-0100 
(Transportation model) 

LMN Architects 
801 Second Avenue, Suite 501 
Seattle, WA 98104 
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(206) 682-3460 
(View montage in Aesthetics) 

Heffron Transportation, Inc. 
6544 NE 61st Street 
Seattle, WA 98115 
(206) 523-3939 
(Level of service and parking) 

RH2
12100 NE 195th Street, Suite 100 
Bothell, WA 98011 
(425) 951-5400 
(Water Utility) 

Roth Hill Engineering Partners, LLC 
2600 116th Avenue NE, Suite 100 
Bellevue, WA 98004 
(425) 869-9448 
(Sewer Utility) 

Weinman Consulting, LLC 
9350 SE 68th Street 
Mercer Island, WA 98040 
(206) 295-0783 

City of Kirkland Planning and Community Development Department 
(Multiple sections) 

City of Kirkland Public Works Department 
(Transportation and Utilities) 

City of Kirkland Finance Department 
(Public Services) 

City of Kirkland Police Department 
(Public Services) 

City of Kirkland Fire Department 
(Public Services) 

City of Kirkland Parks and Recreation Department 
(Public Services) 
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Date of Draft Environmental Impact Statement Issuance 
The DEIS was issued on April 4, 2008. 

Review Opportunities 
A 45-day comment period was held for the DEIS between April 4 and May 19, 2008.  
Comments during that period, including the April 24, 2008 Planning Commission 
public hearing, are provided in this FEIS.   

The FEIS is being considered together with the final Comprehensive Plan map and 
text, Zoning map and text, Kirkland Municipal Code amendments, and the PAO by 
the City Council.  No review period applies.   

Date of FEIS Issuance 
October 16, 2008 

Date of Implementation 
The date of anticipated implementation of this FEIS is December 2008, with phased 
development following necessary permit approvals. 

Comprehensive Plan SEPA Review
A prior EIS was conducted for the City of Kirkland 2004 Comprehensive Plan.  For 
subsequent amendments, SEPA environmental addenda and checklists were 
completed for these non-project actions and determinations of nonsignificance were 
prepared.  A full list of previous environmental documents is provided below. 

Previous Environmental Documents 
DEIS for Proposed City of Kirkland Comprehensive Plan, issued July 1, 2004. 

Final Environmental Impact Statement for Proposed City of Kirkland Comprehensive 
Plan, issued October 15, 2004. 

Process IV Zoning Code Amendments, Chapter 115, for Sight Distance Triangle, 
issued on March 8, 2004, File ZON05-00012 (TS) 

Process IV Zoning Code Amendments, Chapter 110 for sidewalk improvements, 
issued on July 7, 2005, File ZON05-00013 (AR) 
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Process IV Zoning Code Amendments, Tree Management and Required 
Landscaping, issued on August 2005, File IV-03-101 (EW/PT) 

Process IV Comprehensive Plan and Zoning Map Amendments; Highlands 
Neighborhood Plan, issued on October 6, 2005, File IV-03-27 (JLB) 

Process IV Zoning Code, Zoning Map and Municipal Code amendments to 
implement the NE 85th Street Subarea Plan, File IV-02-05, in progress (JLS) 

Process IV 2005 Comprehensive Plan Amendments and associated Zoning Map 
changes, issued on October 3, 2005, File ZON05-00026 (TS) 

Surface Water Master Plan Update, issued on October 31, 2005 (SAC) 

Zoning Code, Zoning Map and Municipal Code Amendments, EIS Addendum, for 
TL 4-TL 11 Zones (not including TL 9), issued on October 24, 2004, File ZON04-
00020 (DC) 

Process IV Comprehensive Plan and Zoning Map and Zoning Code Amendments; 
Norkirk Neighborhood Plan, issued on September 7, 2006, File IV-03-27 (JLB) 

Process IV Comprehensive Plan and Zoning Map Amendments; Market 
Neighborhood Plan and Market Street Corridor Subarea Plan; issued on September 6, 
2006, File IV -03-27 (AR) 

Process IV 2006 Comprehensive Plan Amendments and related Zoning Code 
Amendments, issued on August 31, 2006 and December 4, 2006, ZON06-00009 and 
ZON06-000018 (TJS) 

Process IV Zoning Code and Municipal Code Amendments to implement the Market 
and Norkirk Neighborhood historic preservation and small lot single family goals and 
policies; issued on April 12, 2007, File MIS06-00053 (JLB)  

Process IV Miscellaneous Zoning Code Amendments related to reformatting of 
Chapter 92 Design Regulations issued on April 19, 2007, File ZON07-00002 (JLS)  

Process IV 2007 City Initiated Comprehensive Plan and associated Zoning Map 
Amendments, issued on December 14, 2007, File ZON07-00001 (JLB) 

Process IV 2007 Private Amendment Request Nakhjiri/Kirkland Congregational 
Church, issued on January 11, 2008, File ZoN07-00010 (JLB) 

Hart Private Amendment Request issued on January 17, 2008, File ZON06-00019 
(JGR) 

TL 9 Zoning Implementation issued on January 17, 2008, File ZON07-00023 (JGR) 
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Process IV Miscellaneous Zoning Code and Municipal Code Amendments, issued on 
October 25, 2007, File ZON06-00033 (LA) 

Process IV Zoning Code Amendments for Cottage, Carriage and Two/Three-Unit 
Homes, issued on October 11, 2007, File No. ZON07-00005 (DC) 

Location of Background Information 
City of Kirkland, Planning and Community Development Department. 
See Lead Agency and Responsible Official Address listed above. 

FEIS Purchase Price 
The purchase price of a copy of the FEIS will be based on reproduction costs of 
printed documents or CDs.  The document also will be posted on the City’s Web site.   
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Chapter 1. Environmental Summary 

1.1. Introduction
This chapter summarizes significant impacts, mitigation measures, and significant avoidable 
adverse impacts evaluated in this Final Environmental Impact Statement (FEIS) for the FEIS 
Review, Proposed Action and No Action alternatives described below and in Chapter 2.  This 
summary is intentionally brief; the reader should consult individual sections in this FEIS and 
DEIS Chapter 3 for detailed information concerning the affected environment, impacts, and 
mitigation measures. 

1.2. roposed Action and Location 

1.2.1. roposed Action 
The Proposed Action addresses two related actions: 

Three private requests to amend the City of Kirkland Comprehensive Plan and Zoning Code, all 
concerning properties located in the Downtown area and near each other, as described in more 
detail below: 

� Area A, Touchstone Corporation (Parkplace).  This amendment request would allow 
redevelopment of the Parkplace retail/office complex located at 457 Central Way with as 
much as 1.8 million square feet of office, retail, and hotel use, including increases in 
permissible building height up to 8 stories, and reduced setbacks along nearby streets.  
Additional Zoning Code amendments associated with this request may include revisions to 
lot coverage standards, parking requirements, and site plan requirements.
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� Area B, (Orni).  This amendment request would amend the City of Kirkland Comprehensive 
Land Use Map from High Density Residential (HDR) to Office/Multifamily (O/MF) and 
would rezone the area from Planned Area 5D (PLA 5D) zone to Planned Area 5C (PLA 5C) 
zone.  The amendment would allow an increase in permissible building height up to 60 feet, 
and an accompanying Zoning Code amendment would allow a reduction of building setbacks 
where PLA 5C development abuts single-family uses in the PLA 5A zone. 

� Area C, (Altom).  This amendment request would rezone the area from Planned Area 5B 
(PLA 5B) zone to PLA 5C, while retaining O/MF comprehensive land use map designation 
for one parcel of property containing a single-story office building at 220 6th Avenue.  The 
City has expanded the area for consideration in this private amendment request to include the 
parcel to the north (605 4th Avenue) that contains two 2-story office buildings.  The 
amendment would also allow an increase in building heights to 60 feet and remove the 
minimum lot size requirement of 1 acre to achieve the 60 foot maximum height in the 
PLA 5C zone. 

A City-sponsored proposal to adopt an ordinance establishing these three areas as a Planned 
Action for the purpose of State Environmental Protection Act (SEPA) compliance, pursuant to 
RCW 43.21C.031(2)(a) and WAC 197-11-164. 

1.2.2. Location
The Proposed Action analysis area consists of the three noncontiguous planned action areas 
outlined as Areas A, B, and C.  This area is roughly bounded by Central Way (NE 85th Street) in 
the north, Kirkland Way on the east and south, and 3rd Street on the west.  This area includes all 
of PLA 5 and a portion of the East Core Frame of Downtown, as defined in the Moss Bay 
Neighborhood Plan. 

1.3. Alternatives

1.3.1. roposed Action 
The Proposed Action alternative would amend Comprehensive Plan land use designations and 
zoning on the three planned action areas (A, B, and C), make Zoning Code amendments (see 
Chapter 2), and adopt a Planned Action ordinance (PAO) for the three areas covered by the 
private amendment requests.  These amendments would collectively allow approximately 2 
million square feet of office and commercial development in Downtown, an increase of 
approximately 1.8 million square feet over existing conditions as a result of the allowed higher 
building heights and greater permissible lot coverage.  The amendments are also expected to 
result in an increase of approximately 6,138 jobs in the City compared to existing conditions. 
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1.3.2. o Action Alternative 
The No Action alternative assumes that none of the three private amendment requests would be 
approved and no PAO would be adopted by the City.  Comprehensive Plan land use designations 
and zoning for the three planned action areas would remain the same.  The No Action alternative 
assumes an increased level of office and retail development for Areas A and C that city staff 
estimated could occur under the existing Comprehensive Plan and zoning.  In Area B, 
continuance of existing nonconforming office uses is assumed.  This redevelopment would result 
in an increase of approximately 681,200 square feet of office and commercial development.  For 
visual and school services analysis purposes, redevelopment of Area B into taller, multifamily 
buildings allowed under current zoning regulations is being reviewed in section 3.3 Aesthetics 
and 3.5 Public Services.  As a result of the assumptions contained in the No Action alternative, 
the City would exceed its employment growth targets by approximately 600 jobs (see Section 
2.5.3 for more detail).  The No Action alternative would result in an increase of 2,340 jobs in the 
City compared to existing conditions. 

1.3.3. FEIS Review Alternative 
The FEIS Review alternative consists of amendments to the City of Kirkland Comprehensive 
Plan map, zoning map, Comprehensive Plan text, zoning code text, and the Municipal Code.  The 
FEIS Review alternative falls within the range of the No Action alternative and Proposed Action 
reviewed in the DEIS.  The specifics of the FEIS Review alternative differs somewhat from the 
Proposed Action as noted below.  If not specifically noted as a difference, the features of the 
FEIS Review alternative are consistent with the features of the Proposed Action. 

Comprehensive Plan Map Amendments 
The FEIS Review alternative amendments to the City’s Comprehensive Plan land use map are the 
same as described in the Proposed Action with the following exception: 

� There would be no amendment to the Comprehensive Plan map for Area B.  It would retain 
the HDR land use designation, consistent with the No Action alternative. 

Zoning Map Amendments 
The FEIS Review alternative amendments to the City’s zoning map are the same as described in 
the Proposed Action with the following exception:  

� There would be no amendment to the City zoning map for Area B.  It will retain the PLA 5D 
zone, consistent with the No Action alternative. 
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Comprehensive Plan Text Amendments 
The FEIS Review alternative includes the following Comprehensive Plan text amendments that 
are consistent with the Proposed Action but were not specified as part of the Proposed Action in 
the DEIS: 

Area A 

� Amend the Moss Bay Neighborhood Plan consistent with mitigation measures identified in 
the DEIS to allow for taller buildings (up to 8 stories) in CBD 5A and tie the additional 
height allowed to provision of interconnected public spaces, pedestrian-oriented 
development, retail streets, and sustainability measures in CBD 5A. 

� Replace the view corridor identified in the Moss Bay Neighborhood Plan at the corner of 
Central Way and 6th Street with the view corridor at NE 85th Street just west of Interstate 
405. 

� Include a description of how development in Area A is subject to design guidelines of the 
Master Plan and Design Guidelines for the Kirkland Parkplace booklet. 

� Update the City’s employment capacity numbers in the Introduction and Land Use chapters.  

Zoning Code Amendments 
The Zoning Code amendments for the FEIS Review alternative are consistent with the Proposed 
Action and No Action alternatives reviewed in the DEIS.  The Zoning Code amendments in the 
FEIS Review alternative are the same as those identified in the Proposed Action of the DEIS, 
except as noted below: 

Area A 
� Create a new CBD 5A zone. 

� Require that development in Area A comply with the Parkplace Master Plan and Design 
Guidelines contained in Kirkland Municipal Code 3.30 (see Kirkland Municipal Code 
amendments below). 

� Require that the amount of retail provided equal at least 25% of the office space provided in 
the development consistent with the mix of uses discussed in the Proposed Action.

� Establish other land uses including hotel, athletic club, and movie theater as allowed uses 
subject to conditions.  These uses are consistent with the mix of uses considered in the 
Proposed Action. 

� Prohibit retail establishments from exceeding 70,000 square feet; at-grade drive-through 
facilities; and outdoor storage, sale, service and/or rental of motor vehicles, sailboats, motor 
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boats, and recreational trailers.  This prohibition of uses is consistent with assumptions 
contained within the Proposed Action. 

� Establish the following related to maximum building heights: 

- four height districts in CBD 5A with lower heights to the north and west and up to 
115 feet maximum height (as noted in Figure 2-5), equivalent to the 8-story 
maximum height discussed in the Proposed Action, 

- maximum building height measurement points within the CBD 5A zone as shown on 
Figure 2-4, and 

- an exceedance in rooftop appurtenances height by 16 feet if covering less than 25% 
of the rooftop. 

� Require submittal of a study to justify parking less than required in the zoning code based on 
shared use and inclusion of a transportation management plan (TMP) and parking 
management plan (PMP) as part of the parking reduction study, consistent with provisions of 
the Proposed Action. 

� Establish specific setback and upper-story setback requirements based on location (see Figure 
2-4), which are either consistent with or more restrictive than setbacks and upper-story 
setbacks considered under the Proposed Action: 

- Central Way.  No setbacks along Central Way and 6th Street 

- Peter Kirk Park.  A 55-foot minimum setback adjacent to the park 

- South/southeast boundary.  A 20-foot minimum setback along the south portion of 
the area adjacent to the existing office and residential uses. 

� Provide pedestrian connections as outlined in the existing Moss Bay Neighborhood Plan. 

Area 
� Add a mixed use category limited to Area B that allows new office development so long as 

more than 50% of the building area is in residential use.  Office-only development will not be 
permitted.  This mix of uses is consistent with the variety of uses considered under both the 
Proposed Action and No Action alternative in the DEIS. 

� Maintain existing height limits of 4 stories or 40 feet above average building elevation, 
whichever is less for sites that are at least 1 acre in size, consistent with the No Action 
alternative.

� Remove special regulation that requires additional building setback from single-family uses 
in the PLA 5A zone for buildings over 30 feet above average building elevation, consistent 
with setbacks considered under both the Proposed Action and No Action alternatives. 
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� Add a special building setback regulation requiring that office use be set back at least 15 feet 
from residential uses on adjoining properties, which is as restrictive or more than setbacks 
considered in under both the Proposed Action and No Action alternatives. 

� Add a special setback regulation that requires buildings containing office uses above 30 feet 
in height to set back portions of the building that are over 30 feet an additional 10 feet from 
the property line when residential uses are on adjoining properties, within the range of upper 
story setbacks considered under both the Proposed Action and No Action alternatives. 

� Require an administrative design review for mixed-use development, but not for residential- 
only development. Design review was considered a mitigation measure for the Proposed 
Action in the DEIS. 

Area C
� Allow a maximum building height of 4 stories or 52 feet above average building elevation if 

the development site contains at least 0.8 acre.  If the development site contains at least 
0.4 acre, the maximum building height would be 3 stories or 40 feet above average building 
elevation, whichever is less.  Heights allowed under the FEIS Review alternative are less 
intense than those considered under the Proposed Action.   

� Require administrative design review for buildings over 30 feet in height.  Design review was 
considered a mitigation measure for the Proposed Action in the DEIS. 

Kirkland Municipal Code Amendments 
The FEIS Review alternative includes amendments to the Kirkland Municipal Code that add a 
document entitled “Kirkland Parkplace Mixed Use Development Master Plan and Design 
Guidelines” which regulates the design of development in Area A, including the following 
specific features. 

� Establish a network of streets, sidewalks, and open spaces in Area A and connecting Area A 
to adjoining streets and developments. 

� Provide a large central open space. 

� Building(s) south of the central open space must be terraced to allow for sun to reach 50% of 
the open space at 2:00 p.m. on March 21 and September 21. 

� Provide pedestrian connections as outlined in the existing Moss Bay Neighborhood Plan. 

Features of the FEIS Review alternative’s Kirkland Municipal Code amendments were either 
included as mitigation measures for the Proposed Action or are consistent with assumptions of the 
Proposed Action in the DEIS. 
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Planned Action Ordinance (PAO) 
The FEIS Review alternative includes City adoption of a PAO designating the three private 
amendment requests outlined above (Areas A, B, and C) as a Planned Action for the purposes of 
SEPA compliance, pursuant to RCW 43.21C.031(2)(a) and WAC 197-11-164.  The Planned 
Action includes the following features: 

� limits the amount of development in Areas A, B, and C, 

� limits the amount of PM peak hour vehicle trips that may be generated by development in 
Areas A, B, and C,  

� requires implementation of TMPs for development anticipated in Areas A, B, and C and 
associated monitoring; a TMP was considered as part of mitigations in the DEIS, and  

� requires implementation of a PMP for development anticipated in Area A and associated 
monitoring, a PMP was considered as part of the mitigations in the DEIS. 

These amendments for Areas A, B, and C would collectively allow slightly less office and 
commercial development than would the Proposed Action, falling within the range of land uses 
reviewed in the DEIS.  They would still allow approximately 2 million square feet of office and 
commercial development in Downtown, an increase of approximately 1.8 million square feet over 
existing conditions as a result of the allowed higher building heights and greater lot coverage.  In 
addition, the FEIS Review alternative would allow approximately 69 dwelling units in Areas B 
and C, within the range of residential units reviewed for aesthetics and public schools impacts in 
the DEIS.  The amendments are expected to result in an increase of approximately 6,025 jobs and 
69 dwelling units in the City, compared to existing conditions, within the range of jobs and 
housing studied for the Proposed Action in the DEIS. 

1.4. Summary of otential Impacts and iti ation easures 

1.4.1. Introduction
Table 1-1 at the end of this chapter summarizes the environmental impacts for each element of 
the environment evaluated in Chapter 3 of the DEIS and Chapter 3 of the FEIS.  For a complete 
discussion of the elements of the environment considered in the DEIS, please refer to DEIS 
Chapter 3. 

1.5. a or Issues to e Resolved 
Adoption of a PAO and the concurrent adoption of three private amendment requests, including 
adoption of Comprehensive Plan text amendments, Comprehensive Plan Land Use Map 
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amendments, Zoning text and map amendments to allow increased structure heights, reduced or 
eliminated setbacks, increased lot coverage, and reduction in on-site parking requirements in the 
analysis area would support redevelopment of the area to a more intensive commercial character 
that would generally support the City’s Vision for this part of Downtown as a focal point of 
Kirkland’s vital employment base.  The key environmental issues facing decision-makers are: 

� the impact of additional traffic on area roadways,  

� the visual and aesthetic impact of taller buildings with reduced setbacks in this area of 
downtown,

� the greater intensity of land use and employment in downtown,  

� policy and code amendments necessary to allow the Proposed Action,  

� the increased demand on public services, and  

� mitigating measures to address these impacts. 

1.6. Si nificant navoidable Adverse Impacts 

1.6.1. Land se atterns 
Similar to the Proposed Action, the FEIS Review alternative will result in a greater intensity of 
land use and greater employment in the analysis area than the No Action alternative.  The 
changes to land use patterns under both the FEIS Review and the Proposed Action alternatives 
would generally conform to the City’s Comprehensive Plan vision for Downtown.  Changes to 
the analysis area have the potential to impact land use compatibility, but impacts can be mitigated 
with mitigation measures.  The FEIS Review alternative includes Zoning Code and Kirkland 
Municipal Code amendments that provide for setbacks, upper story setbacks, and updated design 
guidelines that mitigate impacts to land use patterns.   

1.6.2. lans and olicies 
No significant unavoidable adverse impacts to plans and policies are anticipated if mitigation is 
implemented.  Conflicts with adopted plans and policies require amendments.  The FEIS Review 
alternative includes a package of amendments to Comprehensive Plan text and implementing 
Zoning Code that address shifts in policies identified as mitigation measures in the DEIS for the 
Proposed Action.  The City is planning to reevaluate its land use policy framework citywide as 
part of a state mandated Comprehensive Plan update that will occur by 2011. 
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1.6.3. Aesthetics
The overall character, significance, or magnitude of visual impacts on the analysis area depends 
largely on the quality of the architectural and urban design features incorporated into the 
development, the degree to which the overall scale and form of the development incorporates 
features of the local setting, and the values and preferences of those viewing the change.  With 
proposed mitigation—particularly through implementation of design guidelines addressing height 
and bulk for the three planned action areas under the Proposed Action—the development of Areas 
A, B, and C are generally expected to meet the City’s vision and standards for the Downtown 
area, a place targeted for additional development.   

The FEIS Review alternative includes amendments to design guidelines for Area A that are 
expected to help mitigate impacts of taller buildings and their rooftop appurtenances in that area.  
In addition, the FEIS Review alternative includes the provision of administrative design review 
under circumstances where redevelopment occurs with mixed-use office for Area B or taller 
buildings for Area C, adding mitigations to aesthetics impacts in those two areas.  It is 
acknowledged that along View Corridor 1, views will change under all alternatives but 
particularly under the Proposed Action.  Views along View Corridor 1 will change in a similar 
manner to the Proposed Action under the FEIS Review alternative.  Among amendments to the 
Comprehensive Plan under the FEIS Review alternative is an amendment replacing View 
Corridor 1 in the Comprehensive Plan Moss Bay Neighborhood Plan with the view corridor at 
NE 85th Street just west of Interstate 405. 

1.6.4. ransportation
Implementation of the FEIS Review, Proposed Action, or No Action alternatives will result in 
increased traffic volumes and congestion in the City.  Although the effects of additional vehicles 
on traffic congestion can be mitigated to varying degrees through the proposed transportation 
improvements, the actual increase in traffic volume may be considered a significant unavoidable 
adverse impact.  Significant impacts will occur in 2014 at the intersection of NE 85th Street and 
124th Avenue NE.  This impact will be mitigated through the implementation of 85th Street 
corridor transportation improvements of equal value.   

1.6.5. ublic Services 
With mitigation measures, no significant unavoidable adverse impacts are expected with the 
Proposed Action, No Action, and FEIS Review alternatives for police protection, fire and 
emergency medical services (EMS) services, parks and recreation, and schools.  Although the 
FEIS Review alternative now includes residential as a component of Area B development, the 
amount of residential is lower than that reviewed in the DEIS. 
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1.6.6. tilities
With the mitigation measures noted in the DEIS, no significant unavoidable adverse impacts are 
anticipated for utilities.  The FEIS Review alternative falls within the range of impacts that were 
studied for the Proposed Action and No Action alternatives in the DEIS.   
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e b
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p a
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e p
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s p
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d c
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n c
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e p
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 re
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d m
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n p
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a m
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e b
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g c
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d t
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e b
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f b
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g c
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e 

Pr
op

os
ed

 A
cti

on
.  I

n g
en

er
al,

 ch
an

ge
s s

inc
e t

he
 D

EI
S 

wo
uld

 
re

du
ce

 po
ten

tia
l la

nd
 us

e i
mp

ac
ts.

  S
pe

cif
ic 

ch
an

ge
s t

ha
t a

re
 no

w 
inc

or
po

ra
ted

 in
to 

the
 F

EI
S 

Re
vie

w 
alt

er
na

tiv
e i

nc
lud

e t
he

 
fol

low
ing

: 

�
Ar

ea
 A

.  C
om

pa
re

d t
o t

he
 P

ro
po

se
d A

cti
on

, th
e F

EI
S 

Re
vie

w 
alt

er
na

tiv
e w

ou
ld 

ha
ve

 so
me

wh
at 

re
du

ce
d h

eig
ht 

lim
its

 on
 

po
rtio

ns
 of

 th
e a

re
a a

nd
 in

cre
as

ed
 se

tba
ck

 re
qu

ire
me

nts
 al

on
g 

Ce
ntr

al 
W

ay
 an

d w
ith

in 
10

0 f
ee

t o
f P

ete
r K

irk
 P

ar
k. 

 In
cre

as
ed

 
se

tba
ck

 re
qu

ire
me

nts
 w

ou
ld 

als
o b
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the
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d t
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 m
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eig
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r t
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e a

lso
 an

tic
ipa

ted
 to

 in
cre

as
e i

n a
ll t
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o b
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e c
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s c
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n o
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e o
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, o
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t o
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r t
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r t
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to 
mo

re
 in

ten
se

 us
es

 ci
ty 

sta
ff e

sti
ma

ted
 co
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t o
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e d
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n c
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e b
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t o
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0 f
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Chapter 2. Description of the Alternatives 

2.1. Introduction
The Draft Environmental Impact Statement (DEIS) issued on April 4, 2008 presented 
a description of the No Action and Proposed Action alternatives and an evaluation of 
several environmental elements. This Final Environmental Impact Statement (FEIS) 
completes the environmental review process by describing the FEIS Review 
alternative, addressing environmental analysis for the FEIS Review alternative, 
revising or clarifying portions of the DEIS analysis, and responding to comments on 
the DEIS.

This section of the FEIS focuses on changes in the alternatives since issuance of the 
DEIS and does not repeat information that is unchanged from the DEIS.  Specifically, 
the reader should refer to Chapter 2 of the DEIS for a description of background 
issues, including the overall planning and planned action processes and prior 
environmental review.  This section of the FEIS summarizes public involvement 
since issuance of the DEIS and provides a description of the proposal and 
alternatives, including the FEIS Review alternative.  

2.1.1. Overview of the roposed Action 
The Proposed Action consists of two related actions: (1) three private requests to 
amend the City of Kirkland Comprehensive Plan and Zoning Code, all concerning 
properties located in the Downtown area and near each other, and (2) a City of 
Kirkland (City)-sponsored proposal to adopt an ordinance establishing these three 
areas as a Planned Action for the purpose of Washington State Environmental Policy 
Act (SEPA) compliance, pursuant to Revised Code of Washington 
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(RCW) 43.21C.031(2)(a) and Washington Administrative Code (WAC) 197-11-164.  
Both actions are summarized below and described more fully in Section 2.5. 

The Proposed Action consists of the following private amendment requests submitted 
by three separate applicants, and the associated City-sponsored action of adopting a 
Planned Action ordinance (PAO) for the three geographically proximate areas: 

1. Private Amendment Requests.  Three applicants have proposed 
amendments to the City of Kirkland Comprehensive Plan and Zoning Code 
for the areas described below and shown in Figure 2–1.   

The private amendment requests are listed below as Touchstone Corporation, 
Orni, and Altom (Areas A, B, and C, respectively) using the City’s naming 
conventions. 

� Area A, Touchstone Corporation (Parkplace).  This amendment 
request would allow redevelopment of the Parkplace retail and office 
complex located at 457 Central Way with as much as 1.8 million square 
feet of office, retail, and hotel use.  This development would represent an 
increase of approximately 1.5 million square feet of office and 
commercial uses in this area over existing conditions.  This request 
would also increase permissible building heights throughout the site from 
5 stories to 8 stories, allow increases in height within 100 feet of Peter 
Kirk Park, and reduce setbacks along Central Way, 6th Street, and Peter 
Kirk Park. 

Additional Zoning Code amendments associated with this request 
include revisions to lot coverage standards, parking requirements, and 
site planning requirements.  Implementation of this request would result 
in a new zoning designation for this 11.5-acre area. 

� Area B, Orni.  This request would amend the City of Kirkland 
Comprehensive Land Use Map from High Density Residential (HDR) to 
Office/Multifamily (O/MF) and rezone the area from Planned Area 5D 
(PLA 5D) zone to Planned Area 5C (PLA 5C) zone for approximately 
2 acres of property located at 825, 903, and 911 Fifth Avenue, an area 
generally located east of the U.S. Post Office (Figure 2–1).  Under 
existing PLA 5D zoning, properties with at least 1 acre, may construct 
multifamily buildings that reach a maximum height of the lower of 
4 stories or 40 feet above average building elevation.  This amendment 
would allow office and office/residential mixed use as a permitted use 
and increase maximum building height allowed in this area to 6 stories or 
60 feet above average building elevation. 
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The Zoning Map proposal is accompanied by a Zoning Code amendment 
that would allow a reduction in the required setback in the PLA 5C zone 
when any portion of a structure is adjoining to a low-density use in the 
PLA 5A zone.  Although it is likely that this amendment would only 
affect Area B where it abuts an existing single family use, the 
amendment would apply to the entire PLA 5C zone. 

Based on the City’s review of development plans provided by the 
applicant, the Proposal would allow as much as 145,000 square feet of 
office space on this property, an increase of 111,300 square feet of office 
space over existing conditions in the area. 

� Area C, Altom.  This amendment request would rezone the area from 
Planned Area 5B (PLA 5B) zone to PLA 5C, while retaining O/MF 
comprehensive land use map designation for one parcel containing a 
single-story office building at 220 6th Avenue.  The City has expanded 
the area for consideration in this private amendment request to include 
the parcel to the north (605 4th Avenue) that contains two 2-story office 
buildings.  The overall area for this proposed amendment request 
consists of approximately 0.9 acre located generally southeast of the 
corner of 4th Avenue and 6th Street. 

This rezone request would increase the maximum permitted building 
height from 30 feet above average building elevation to 6 stories or 
60 feet above average building elevation.  It would also remove the 
1-acre minimum lot size standard currently required for a building height 
of the lower of 6 stories or 60 feet in the PLA 5C zone. 

Based on the estimated allowable development in the PLA 5C zone, the 
Proposal would allow for as much as 103,500 square feet of office space 
on the two parcels, an increase of 93,800 square feet of office space over 
existing conditions. 

2. Planned Action Ordinance (PAO).  The City is considering adoption of a 
PAO designating the three private amendment requests outlined above 
(Areas A, B, and C), and shown in Figure 2–1, as a Planned Action for the 
purposes of SEPA compliance, pursuant to RCW 43.21C.031(2)(a) and 
WAC 197-11-164.  A Planned Action designation allows for future 
streamlined environmental review of specific development proposals, based 
on a prior EIS that addresses potential impacts and mitigation of such 
development during the early planning stage.  The DEIS analyzed specific 
environmental impacts and measures to mitigate impacts based on the 
proposed Comprehensive Plan and zoning amendments. 
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The environmental analysis conducted in the DEIS assumed that all parts of the 
Proposal, as described above, will be implemented.  Following issuance of the FEIS, 
action by the City may include some or all of the elements of the Proposal.  The City 
may adopt a PAO that includes all of areas A, B, and C, or one or two of the areas.  
The City may also adopt all, some or none of the proposed Zoning Code amendments 
and Zoning Map designations. 

2.2. Environmental Review 
The analysis area for purposes of this FEIS consists of the three noncontiguous areas 
(Areas A, B, and C) as shown in Figure 2–1.  The DEIS provided an analysis of 
probable impacts to the natural and built environment and measures to mitigate 
identified impacts.  This information was made available to City decision makers, 
other agencies, and the public for a 45-day comment period, from April 4 to May 19, 
2008.  This FEIS includes responses to comments received during this comment 
period, includes clarifications and corrections to the analysis, and provides a 
description and brief analysis of the FEIS Review alternative. 

2.2.1. DEIS ublic Comment 
The City held a public comment period as part of the scoping process prior to 
preparation of the DEIS.  As part of the scoping process, the City of Kirkland 
conducted an open house at City Hall on November 1, 2007 to take public comment 
on the Proposed Action and to provide information on public input regarding the 
environmental review process. Five people attended the open house and made 
comments on subjects such as building heights and views.  No written comments 
were submitted at the public open house.  Building heights and views were addressed 
in the Aesthetics section of Chapter 3 of the DEIS.  During the scoping period two 
written comments were received via email encompassing issues related to surface 
water, parking, and transportation.   

Once the DEIS was issued on April 4, 2008, the City held a 45-day DEIS public 
comment period.  During this time, the City held a number of public meetings at 
which the DEIS was discussed.  These included the following advisory committee 
meetings.

2.2.2. Advisory Committee eetin s 

Planning Commission 
The Planning Commission held public meetings that included public comment 
opportunities during the DEIS 45-day public comment period on the following dates: 

� April 10, 2008 
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� April 24, 2008:  Public Hearing on private amendment requests and DEIS 

� May 8, 2008 

In addition, the Planning Commission included the three private amendment requests 
with associated public comment periods on its agenda on the following dates outside 
of the 45-day public comment period: 

� March 27, 2008 

� May 22, 2008 

� May 29, 2008 

� June 12, 2008:  Public Hearing on private amendment requests 

� June 26, 2008:  Public Hearing on private amendment requests 

� July 10, 2008 

� July 31, 2008 

� August 14, 2008 

� August 28, 2008 

Design eview Board 
The City’s Design Review Board conducted a review of the Touchstone (Parkplace) 
private amendment request proposal over the past year.  Design Review Board 
meetings with this subject on the agenda were held on: 

� May 14, 2007 

� December 3, 2007 

� January 7, 2008 

� February 4, 2008 

� March 11, 2008 

� April 21, 2008 

Each Design Review Board meeting allowed for a public comment period during 
which members of the public could make their opinions known.  Design Review 
Board comments are addressed separately from the DEIS since the Proposed Action 
in the DEIS described a potential development in terms of overall bulk, scale, use 
mix, etc., rather than a specific design proposal.  A future development application 
will need to comply with the City’s design review in accordance with the resulting 
amendments to the Comprehensive Plan and development code that will be reviewed 
and addressed in this FEIS. 



Description of the Alternatives 

October 2008 
2-

Transportation Commission 
The Transportation Commission reviewed and discussed the three private amendment 
requests that make up the Proposed Action on the following meeting dates: 

� April 23, 2008 

� July 23, 2008 

Each Transportation Commission meeting allows a public comment period during 
which members of the public can make their opinions known.  The Transportation 
Commission prepared a comment letter that was submitted as part of the public 
comment on the DEIS.  Responses to the Transportation Commission letter are 
shown in Chapter 5 of this FEIS. 

Parking Advisory Board 
The Parking Advisory Board reviewed and discussed the three private amendment 
requests that make up the Proposed Action on the following meeting dates: 

� April 10, 2008 

� May 1, 2008 

� August 7, 2008 

Each Parking Advisory Board meeting allows a public comment period during which 
members of the public can make their opinions known.  The Parking Advisory Board 
prepared a comment letter that was submitted as part of the public comment on the 
DEIS.  Responses to the Parking Advisory Board letter are shown in Chapter 5 of this 
FEIS.

2.3. Description of the Alternatives 
The DEIS studied a Proposed Action alternative (to approve a PAO, City of Kirkland 
Comprehensive Land Use Map and Zoning Map amendments, and amendments to 
zoning regulations for three noncontiguous private amendment requests) and a No 
Action alternative (to maintain current Comprehensive Plan designations, zoning 
designations, and development regulations).  This FEIS addresses comments on the 
Proposed Action and No Action alternatives, as well as providing additional analysis 
of the FEIS Review alternative. 

2.3.1. Analysis Area 
As shown in Figure 2–1, the DEIS analysis area consists of three noncontiguous 
areas. 
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Area A, Touchstone Corporation (Parkplace).  One 11.5-acre parcel with the 
address 457 Central Way located east of Peter Kirk Park, south of Central Way, and 
west of 6th Street.  Area A currently contains approximately 238,400 square feet of 
office and retail uses with surface and garage parking on the site. 

Area B, Orni.  Three parcels addressed as 825, 903, and 911 5th Avenue generally 
located east of the U.S. Post Office, south of 5th Avenue, west of the Kirkland 
Parkplace Condominium complex, and north of the pedestrian walkway that follows 
the alignment of 4th Avenue, if the street were extended.  Area B currently includes 
three 2-story office buildings totaling approximately 33,600 square feet. 

Area C, Altom.  Two parcels addressed as 220 6th Street and 603 4th Avenue 
located south of 4th Avenue, east of 6th Street, north of the 620 Kirkland Way office 
building.  Area C currently includes one single-story office building and two 2-story 
office buildings, totaling approximately 9,600 square feet of office. 

2.3.2. roposed Action 
The Proposed Action consists of three private amendment requests to amend the City 
of Kirkland Comprehensive Land Use Map, Zoning Map, and Zoning Code 
regulations for three noncontiguous areas of land (Areas A, B, and C) located in or 
adjacent to Downtown in an area identified as the Moss Bay neighborhood; and the 
City-initiated adoption of a PAO for the three areas covered by the private 
amendment requests.   

City of Kirkland Comprehensive Land se Map Amendments 
The Proposed Action would amend the City of Kirkland Comprehensive Land Use 
Map as follows: 

Area A.  Retain the Commercial (C) comprehensive land use map designation, but 
change the CBD 5 zoning to the new zoning CBD 5A designation noted below on 
this property. 

Area B.  Change the comprehensive land use map designation from HDR and 
PLA 5D to O/MF and PLA 5C. 

Area C.  Retain the existing O/MF comprehensive land use map designation, while 
changing its designation from PLA 5B to PLA 5C. 

Zoning Map Amendments 
The Proposed Action would amend the City’s Zoning Map to the following: 
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Area A.  Rezone from CBD 5 to new zoning designation1 (called CBD 5A for 
purposes of this FEIS) that is detailed under the zoning code amendments below. 

Area B.  Rezone from PLA 5D to PLA 5C to allow for office uses and mixed-use 
office/residential uses in taller buildings. 

Area C.  Rezone from PLA 5B to PLA 5C to allow for taller buildings. 

Zoning Code Amendments 
The Proposed Action would amend the Zoning Code in the following ways: 

Area A.  Create a new zoning designation called CBD 5A that would allow the same 
mix of uses and development standards as CBD 5, with the following exceptions 
(other changes may also occur in addition to this list).  

� Allow maximum building heights to increase from 3 to 5 stories to 4 to 8 
stories.

� Eliminate building setback requirements on Central Way, 6th Street, and 
along Peter Kirk Park. 

� Allow an increase in lot coverage from 80% to 100%. 

� Allow reduced on-site parking requirements based on shared use for a variety 
of uses allowed in the zone. 

Area B.  Allow a reduced building setback in the PLA 5C zone where a building 
adjoins a low-density use within the PLA 5A zone.  Although this amendment is 
likely to affect only Area B, it will be applied to the entire PLA 5C zone. 

Area C.  Remove the requirement for a minimum lot size of 1 acre in order for 
maximum building heights to be the lower of 6 stories or 60 feet in the PLA 5C zone.  
Although this amendment is likely to affect only Area C, it will be applied to the 
entire PLA 5C zone. 

mployment Capacity and Targets 
The City plans for employment growth targets by working collaboratively with other 
cities to agree on each city’s share of the growth targets through the King County 
Growth Management Planning Council.  The City periodically forecasts capacity for 
nonresidential development.  To calculate capacity, the City estimates the maximum 
development potential of vacant and redevelopable properties under current zoning.  
This total development potential is reduced to account for current market factors, 
environmentally sensitive areas, right-of-way needs, and public developments such as 

                                                     
1 Since a new zoning designation is being contemplated, the DEIS reviewed major zoning features that could affect 
the development potential of Area A, including land uses, lot coverage and building setback, and building heights.  
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parks and schools.  The results are summarized as capacity square footage for 
nonresidential development that is then converted to jobs. 

According to the King County 2007 Buildable Lands Report (King County 2007 
p VII-53), in 2006 the City had overall capacity for 12,606 jobs, which is 3,806 more 
than necessary to accommodate the City’s job growth target of 8,800 new jobs for the 
2001–2022 planning period. 

The Proposed Action would add to the City’s employment capacity by an estimated 
3,798 jobs over the No Action alternative, increasing the City’s surplus of 
employment capacity above its target from 3,806 jobs to 7,604 jobs (King County 
2007).  It should be noted that for purposes of this FEIS and the DEIS, the City has 
utilized its standardized methodology for calculating employment that is consistent 
with the City’s BKR transportation model and provides more conservative 
employment figures.  An approach that provides more detail on specific mix of land 
uses may result in lower employment estimates. 

ousing Capacity and Targets 
Similar to employment targets and capacity, the City plans for residential growth and 
is assigned a household growth target.  In 2006, the City had capacity for 
4,702 households, more than enough to meet the 4,152 households remaining to be 
met by the City’s 2001–2022 residential targets (King County 2007). 

The Proposed Action is not expected to add to the City’s housing capacity since 
development is anticipated to occur as office or commercial use.  However, the City 
of Kirkland Comprehensive Land Use Map and Zoning Map designations requested 
under the Proposed Action would allow residential development as a future option.  
For purposes of environmental review, residential dwellings are estimated for select 
environmental topics as a worst case approach (aesthetics, schools). 

Planned Action Ordinance (PAO) 
The Proposed Action includes the adoption of a PAO.  Review of a Planned Action is 
intended to be simpler and more focused than for other projects.  When a permit 
application and environmental checklist are submitted for a project that is being 
proposed as a Planned Action project, the City must first verify that: 

� the project meets the description of any project(s) designated as a Planned 
Action by ordinance or resolution; 

� the probable significant adverse environmental impacts were adequately 
addressed in the DEIS; and 

� the project includes any conditions or mitigation measures outlined in the 
ordinance or resolution. 
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If the project meets the above requirements, the project qualifies as a Planned Action 
project and a SEPA threshold determination is not required.  However, the following 
City actions are still applicable: 

� The project must continue through the City’s permit process pursuant to any 
notices and other requirements contained in the City’s development 
regulations. 

� The project must still be analyzed for consistency with the City’s zoning and 
development regulations. 

� Designation of a Planned Action project does not limit the City from using 
other authority (e.g., conditional use permit) to place conditions on a project.
The City may still use applicable laws or regulations to impose conditions on 
a project qualifying as a Planned Action project. 

� Public notice for a Planned Action project is tied to the underlying permit.  If 
notice is required for the underlying permit, then the notice will indicate that 
the project qualifies as a Planned Action. 

This permit process is illustrated in Figure 2–2. 

The manner in which the City would monitor the development levels approved in the 
three planned action areas is likely to be as follows: 

� Determine if the proposed land uses are within categories of land use studied 
in the DEIS, including office and various types of commercial 
(retail/commercial, restaurant, supermarket, hotel, movie theater, mixed 
retail, and athletic/health club). 

� Establish the maximum development potential for each planned action area 
as reviewed in the DEIS.  Development potential can be expressed in square 
feet of development and in total vehicle trips.   

� Deduct from each planned action area’s maximum development potential the 
proposed development total to verify that the planned action area maximum 
development level is not exceeded.  

The FEIS Review alternative is generally similar to or less intense than the Proposed 
Action, but differs in several specific design and use parameters.  The FEIS Review 
alternative falls within the range of the No Action and Proposed Action alternatives 
reviewed in the DEIS.  The specifics of the FEIS Review alternative differ somewhat 
from the Proposed Action.  If not specifically noted as a difference, the FEIS Review 
alternative features are consistent with the features of the Proposed Action.     
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City of Kirkland Comprehensive Land se Map Amendments 
The City of Kirkland Comprehensive Land Use Map amendments for the FEIS 
Review alternative are consistent with the amendments under the Proposed Action, 
except as noted below (see Figure 2–3): 

Area B 
� Retain the existing HDR land use designation, similar to the No Action 

alternative.

City of Kirkland Comprehensive Plan Text Amendments 
The FEIS Review alternative includes the following Comprehensive Plan text 
amendments that are consistent with the Proposed Action but were not specified as 
part of the Proposed Action in the DEIS: 

Area A 
� Amend the Moss Bay Neighborhood Plan consistent with mitigation 

measures identified in the DEIS to allow for taller buildings (up to 8 stories) 
in CBD 5A and tie the additional height allowed to provision of 
interconnected public spaces, pedestrian-oriented development, retail streets, 
and sustainability measures in CBD 5A. 

� Replace the view corridor identified in the Moss Bay Neighborhood Plan at 
the corner of Central Way and 6th Street with the view corridor at NE 85th 
Street just west of Interstate 405. 

� Include a description of how development in Area A is subject to design 
guidelines of the Master Plan and Design Guidelines for the Kirkland 
Parkplace booklet. 

� Update the City’s employment capacity numbers in the Introduction and 
Land Use chapters.  

Zoning Map Amendments 
The City’s Zoning Map amendments for the FEIS Review alternative are consistent 
with the Proposed Action and No Action alternatives reviewed in the DEIS.  The 
FEIS Review alternative Zoning Map amendments are the same as outlined in the 
Proposed Action, except as noted below (see Figure 2–4): 

Area B 
� Retain the existing PLA 5D zoning designation similar to the No Action 

alternative.
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Zoning Code Amendments 
The FEIS Review alternative Zoning Code amendments are consistent with the 
Proposed Action and No Action alternatives reviewed in the DEIS.  The Zoning 
Code amendments in the FEIS Review alternative are the same as those identified in 
the Proposed Action of the DEIS, except as noted below: 

Area A 
� Create a new CBD 5A zone. 

� Require that development in Area A comply with the Parkplace Master Plan 
and Design Guidelines contained in Kirkland Municipal Code 3.30 (see 
Kirkland Municipal Code amendments below). 

� Require that the amount of retail provided equal at least 25% of the office 
space provided in the development, consistent with the mix of uses discussed 
in the Proposed Action.   

� Establish other land uses, including hotel, athletic club, and movie theater as 
allowed uses subject to conditions.  These uses are consistent with the mix of 
uses considered in the Proposed Action. 

� Prohibit retail establishments from exceeding 70,000 square feet; at grade 
drive-through facilities; and outdoor storage, sale, service and/or rental of 
motor vehicles, sailboats, motor boats, and recreational trailers.  This 
prohibition of uses is consistent with assumptions contained within the 
Proposed Action. 

� Establish the following maximum building heights (see Figure 2–5): 

- four height districts in CBD 5A with lower heights to the north and 
west and up to 115 feet maximum height (as noted in Figure 2–5), 
equivalent to the 8-story maximum height discussed in the Proposed 
Action and No Action alternatives, 

- maximum building height measurement points within the CBD 5A 
zone as shown in Figure 2–6, and 

- an exceedance in rooftop appurtenances height by 16 feet if covering 
less than 25% of the rooftop. 

� Require submittal of a study to justify parking less than required in the 
zoning code based on shared use and inclusion of a transportation 
management plan (TMP) and parking management plan (PMP) as part of the 
parking reduction study, consistent with provisions of the Proposed Action. 



Figure 2-5
FEIS Review Alternative Maximum Building Heights for Area A

 

Source: City of Kirkland 2008
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� Establish specific setback and stepback requirements based on location (see 
Figure 2–7), which are either consistent with or more restrictive than 
setbacks and stepbacks considered under the Proposed Action: 

- Central Way. No setbacks along Central Way and 6th Street. 

- Peter Kirk Park.  A 55-foot minimum setback adjacent to the Park. 

- South/southeast boundary.  A 20-foot minimum setback along the 
south portion of the site adjacent to the existing office and residential 
uses. 

� Provide pedestrian connections as outlined within the existing Moss Bay 
Neighborhood Plan. 

Area B
� Add a mixed-use category limited to Area B that allows new office 

development so long as more than 50% of the building area on-site is in 
residential use.  Office-only development will not be permitted.  This mix of 
uses is consistent with the variety of uses considered under both the Proposed 
Action and No Action alternatives in the DEIS. 

� Maintain existing height limits of 4 stories or 40 feet above average building 
elevation, whichever is less for sites that are at least 1 acre in size, consistent 
with the No Action alternative. 

� Remove special regulation that requires additional building setbacks from 
single-family uses in the PLA 5A zone for buildings over 30 feet above 
average building elevation, consistent with setbacks considered under both 
the Proposed Action and No Action alternatives. 

� Add a special building setback regulation requiring that office use be set 
back at least 15 feet from residential uses on adjoining properties, which is as 
restrictive as or more so than setbacks considered under both the Proposed 
Action and No Action alternatives. 

� Add a special setback regulation that requires buildings containing office 
uses that are over 30 feet in height to set back an additional 10 feet from the 
property line for portions of the building that are over 30 feet high, when 
residential uses are on adjoining properties, within the range of upper story 
stepbacks considered under both the Proposed Action and No Action 
alternatives. 

� Require an administrative design review for mixed-use development, but not 
for residential-only development.  Design review was considered a 
mitigation measure for the Proposed Action in the DEIS. 



Figure 2-7
FEIS Review Alternative Required Building Setbacks for Area A

Source: City of Kirkland 2008
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� Allow a maximum building height of 4 stories or 52 feet above average 
building elevation, whichever is less if the development site contains at least 
0.8 acre.  If the development site contains at least 0.4 acre, the maximum 
building height would be 3 stories or 40 feet above average building 
elevation, whichever is less.  Heights allowed under the FEIS Review 
alternative are less intense than those considered under the Proposed Action. 

� Require administrative design review for buildings over 30 feet in height.  
Design review was considered a mitigation measure for the Proposed Action 
in the DEIS. 

Kirkland Municipal Code Amendments 
The FEIS Review alternative includes amendments to the Kirkland Municipal Code 
that add a document entitled “Kirkland Parkplace Mixed Use Development Master 
Plan and Design Guidelines” which regulates the design of development in Area A, 
including the following specific features. 

� Establish a network of streets, sidewalks, and open spaces in Area A and 
connecting Area A to adjoining streets and developments. 

� Provide a large central open space. 

� Building(s) south of the central open space must be terraced to allow for sun 
to reach 50% of the open space at 2:00 p.m. on March 21 and September 21. 

� Provide pedestrian connections as outlined in the existing Moss Bay 
Neighborhood Plan. 

Features of the FEIS Review alternative’s Kirkland Municipal Code amendments 
were either included as mitigation measures for the Proposed Action or are consistent 
with assumptions of the Proposed Action in the DEIS. 

Planned Action Ordinance (PAO) 
The FEIS Review alternative includes City adoption of a PAO designating the three 
private amendment requests outlined above (Areas A, B, and C) as a Planned Action 
for the purposes of SEPA compliance, pursuant to RCW 43.21C.031(2)(a) and WAC 
197-11-164.  The Planned Action includes the following features: 

� limits the amount of development in Areas A, C, and C; 

� limits the amount of PM peak hour vehicle trips that may be generated by 
development in Areas A, B, and C;  

� requires implementing TMPs for development anticipated in Areas A, B, and 
C and associated monitoring (a TMP was considered as part of mitigations in 
the DEIS); and  
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� requires implementing a PMP for development anticipated in Area A and 
associated monitoring (a PMP was considered as part of the mitigations in 
the DEIS) 

mployment Capacity and Targets 
The FEIS Review alternative would add to the City’s employment capacity by an 
estimated 3,685 jobs over the No Action alternative, increasing the City’s surplus of 
employment capacity above its target from 3,806 jobs to 7,491 jobs (King County 
2007).  At the same time, the FEIS Review alternative would provide approximately 
110 fewer jobs than the Proposed Action.  It should be noted that for purposes of this 
FEIS, the City used its standardized methodology for calculating employment, 
consistent with the City’s BKR transportation model. This methodology provides 
more conservative employment figures.  An approach that provides more detail on 
specific mix of land uses may result in lower employment estimates. 

ousing Capacity and Targets 
Similar to employment targets and capacity, the City plans for residential growth and 
is assigned a household growth target.  In 2006, the City had capacity for 
4,702 households, more than enough to meet the 4,152 households remaining to be 
met by the City’s 2001–2022 residential targets (King County 2007). 

The FEIS Review alternative would require redevelopment in Area B to include 
residential dwelling units.  In addition, Area C would be able to redevelop with either 
office, residential, or a mix of office and residential.  Since the No Action and 
Proposed Action alternatives only assumed residential development for certain 
environmental topics (schools and aesthetics), the FEIS Review alternative assumes 
the addition of an estimated 69 units to the City’s residential capacity over the No 
Action alternative.  Thus the FEIS Review alternative increases the City’s capacity 
for households to 4,771 dwelling units.    

Planned Action Ordinance (PAO) 
As described for the Proposed Action, the FEIS Review alternative would include the 
adoption of a PAO.  The PAO for the FEIS Review alternative would be as described 
for the Proposed Action above.   

2.3.3. o Action Alternative 
The evaluation of a No Action alternative is required by SEPA.  This alternative 
assumes that the three noncontiguous private amendment requests are not approved 
and implemented with an amended City of Kirkland Comprehensive Land Use Map 
and Zoning Map and revised zoning regulations and that future development is not 
facilitated with a PAO. 
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Under the No Action alternative, redevelopment and growth in employment and 
housing would be limited to what is allowed under the current Comprehensive Plan. 
The No Action alternative assumes an increased level of office and retail 
development in Areas A and C that City staff estimated could occur within the 
existing land use regulations.  In Area B, continuance of existing nonconforming 
office uses is assumed. 

The No Action alternative would affect the three areas as follows: 

Area A.  This area would redevelop consistent with current Comprehensive Plan and 
zoning regulations, allowing an estimated additional 600,200 square feet of office 
and commercial uses over those present under existing conditions.  The No Action 
alternative would include a total of 629,500 square feet of office use and 
209,200 square feet of commercial uses (including mostly retail and restaurant uses, 
but also including a mixture of some or all of supermarket, movie theater, and 
athletic club). 

Area B.  This area would not redevelop because of its status as a legally existing 
nonconforming use under current Comprehensive Plan and zoning regulations.  The 
existing 33,700 square feet of office use would remain in place.  However, for 
aesthetics and school services analysis purposes, the DEIS analyzed the potential 
aesthetic and public service impacts of redevelopment of Area B into taller, 
multifamily buildings allowed under current zoning regulations. 

Area C.  This area would redevelop consistent with current Comprehensive Plan and 
zoning regulations, allowing an estimated additional 18,000 square feet of office use 
over those present under existing conditions on the Area C parcels.  This scenario 
would include a total of 27,700 square feet of office on the two parcels.  While no 
residential units are proposed, the DEIS analyzed potential impacts on school 
services if Area C were redeveloped with some residential uses. 

The No Action alternative contains assumptions that result in the City exceeding its 
employment growth targets for 2022 by approximately 600 jobs.  These assumptions 
include a combination of commercial development already constructed or within the 
development permit pipeline as of the date that this DEIS was written, as well as the 
assumption that redevelopment for Areas A and C represents the amount of 
development that city staff estimated would likely occur under the existing 
Comprehensive Plan.  Existing nonconforming uses in Area B would remain with the 
exceptions noted above.  These assumptions result in a greater concentration of 
employment growth within the DEIS analysis area than otherwise assumed by the 
City. 
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2.3.4. Alternatives Comparison 
Table 2-1 summarizes features of the three private amendment requests that make up 
a portion of the Proposed Action.   

able 2-1. Comparison of rivate Amendment Re uests 

Features

Area A  
ouchstone 
arkplace Area  Orni  Area C Altom  

Area
Size/Location 

11.5 acres of property at 
457 Central Way 

825, 903, and 911 Fifth 
Avenue.  Three parcels of 
land totaling 
approximately 2.0 acres of 
land. 

220 6th Street (applicant) 
and 603 4th Avenue (parcel 
to north) on 0.9 acre of 
land. 

Existing 
Conditions/Curren
t Uses 

238,450 square feet of office 
and retail use with 742 on-
site parking stalls 
(95,300 square feet of office, 
and 143,150 square feet of 
commercial uses). 

Three 2-story office 
buildings on three 
separate parcels.  Total 
office square footage 
according to the King 
County Department of 
Assessments is 
approximately 
33,700 square feet. 

Three office buildings on 
two parcels.  The 
applicant’s parcel includes 
one single-story office 
building with approximately 
1,400 square feet of office.  
The second parcel includes 
two 2-story office buildings 
with approximately 
8,300 square feet of office.  
Total office square footage 
is approximately 
9,700 square feet according 
to the King County 
Department of 
Assessments. 

No Action 
Alternative

629,500 square feet of office 
use and 209,200 square feet 
of commercial uses. 

33,700 square feet of 
existing office.  No Action 
alternative assumes that 
existing nonconforming 
office will remain. 
No Action alternative will 
also include a bulk and 
massing analysis of 
redevelopment to a 
multifamily development 
with heights for the lower 
of 4 stories or 40 feet 
above grade in 
Chapter 3.3, Aesthetics.

27,700 square feet of office 
building. 

Proposed Action 1.2 million square feet of 
office use and 
592,700 square feet of 
commercial (including a 
mixture of retail, restaurant, 
supermarket, movie theater, 
hotel, and athletic club). 
Proposed Action would 
provide approximately 
3,500 parking spaces. 
The Proposed Action would 
include development of a 

145,000 square feet of 
office uses. 
Requested change in 
Comprehensive Plan 
designation and zoning to 
permit both office and 
multifamily uses on 
property. 
The Proposed Action 
would: 

- allow a greater 
range of uses, in 

103,500 square feet of 
office uses. 
Requested change in 
zoning designation to allow 
for additional height 
(application states “…to 
height of 126.48 feet”). 
The Proposed Action would 
allow the same uses; 
however, heights could 
increase from 30 feet to the 
lower of 6 stories or 60 feet. 
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Features

Area A  
ouchstone 
arkplace Area  Orni  Area C Altom  

new zoning designation that:
- allows increases in 

height from a range of 
3 to 5 stories to 
4 to 8 stories; 

- allows setbacks to be 
reduced to 0 feet on 
Central Way, 
6th Street, and Peter 
Kirk Park; 

- allows buildings taller 
than 3 stories within 
100 feet of Peter Kirk 
Park;

- increases the allowed 
lot coverage to 100%; 
and 

- allows a reduction in 
required on-site 
parking over that 
required in existing 
Zoning Code in the 
area. 

particular, office-
only development, 
and
office/multifamily 
mixed-use; 

- allow an increase in 
height from the 
lower of 4 stories or 
40 feet to the lower 
of 6 stories or 
60 feet; 

- increase multifamily 
residential lot 
coverage from 60% 
to 70%; and 

- require a Zoning 
Code amendment 
(as noted below) 
that would allow for 
a reduced setback 
for structures in the 
PLA 5C zone 
adjoining low-
density uses within 
the PLA 5A zone. 

The Zoning Code change 
that allows the lower of 
6 stories or 60 feet without 
a minimum of 1 acre would 
affect the remainder of the 
PLA 5C zone, which 
currently consists of two 
parcels larger than 1 acre.  
PLA 5C could also include 
the three parcels smaller 
than 1 acre under the 
Area B proposal. 

FEIS Review 
Alternative

As described for the 
Proposed Action, with the 
following exceptions: 
Create a new CBD 5A zone. 
Require that development in 
Area A comply with the 
Parkplace Master Plan and 
Design Guidelines contained 
in Kirkland Municipal Code 
3.30 (see Kirkland Municipal 
Code amendments below). 
Require that the amount of 
retail provided equal at least 
25% of the office space 
provided in the development, 
consistent with the mix of 
uses discussed in the 
Proposed Action. 
Establish other land uses, 
including hotel, athletic club, 
and movie theater as allowed 
uses subject to conditions.  
These uses are consistent 
with the uses considered in 
the Proposed Action. 
Prohibit retail uses from 
exceeding 70,000 square 
feet in size, and drive-
through facilities, among 
others. 
Establish maximum height 

As described for the 
Proposed Action  with the 
following exceptions: 
49 dwelling units and up to 
119,000 square feet of 
office uses. 
Add a mixed-use category 
limited to Area B that 
allows new office 
development so long as 
more than 50% of the 
building area is in 
residential use.  Office-
only development will not 
be permitted.  This mix of 
uses is consistent with the 
variety of uses considered 
under both the Proposed 
Action and No Action 
alternatives in the DEIS. 
Maintain existing height 
limits of 4 stories or 40 
feet above average 
building elevation, 
whichever is less, 
consistent with the No 
Action alternative. 
Require administrative 
design review for mixed 
use, but not residential 
only, development.  

As described for the 
Proposed Action, with the 
following exceptions: 

- 101,200 square feet 
of office uses. 

- Allow a maximum 
building height of 4 
stories or 52 feet 
above average 
building elevation, 
whichever is less, if 
the development 
contains at least 0.8 
acre.  If the 
development 
contains at least 0.4 
acre, the maximum 
building height would 
be 3 stories or 40 
feet above average 
building elevation, 
whichever is less.  
Heights allowed 
under the FEIS 
Review alternative 
are less intense than 
those considered 
under the Proposed 
Action.   

 Require administrative 
design review for buildings 
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Features

Area A  
ouchstone 
arkplace Area  Orni  Area C Altom  

limits as described below:
- Four height districts 

with lower heights in 
north and west and up 
to 115 feet (see Figure 
2–5), equivalent to the 
8-story maximum 
height discussed in the 
Proposed Action and 
No Action 
alternatives.: 

- Maximum building 
height measurement 
points within the CBD 
5A zone as shown in 
Figure 2–6, and 

- An exceedance in 
rooftop appurtenance 
height by 16 feet if 
covering less than 
25% of the rooftop. 

Require submittal of a study 
to justify parking less than 
required in the zoning code 
based on shared use and 
inclusion of a TMP and PMP 
as part of the parking 
reduction study, consistent 
with provisions of the 
Proposed Action. 
Establish specific setback 
and stepback requirements 
based on location which are 
either consistent with or more 
restrictive than setbacks and 
stepbacks considered under 
the Proposed Action, see 
Figure 2–7: 

- Central Way.  No 
setbacks along Central 
Way and 6th Street if 
there is a relationship 
between the building 
and the pedestrian 
level of development 
(such as retail uses).  
Otherwise, provide a 
building setback. 

- Peter Kirk Park.  A 55-
foot minimum setback 
adjacent to the park. 

- South/southeast 
boundary.  A 20-foot 
minimum setback 
along the south portion 
of the area adjacent to 
the existing office and 

Design review was 
considered a mitigation 
measure for the Proposed 
Action in the DEIS. 
Eliminate special setback 
where zone abuts single-
family residential use, 
consistent with setbacks 
considered under both the 
Proposed Action and No 
Action alternatives. 
Add a special building 
setback regulation 
requiring that office use 
must be set back at least 
15 feet from residential 
uses on adjoining 
properties which is as 
restrictive or more than 
setbacks considered in 
under both the Proposed 
Action and No Action 
alternatives. 
Add a special setback 
regulation that requires 
buildings containing office 
uses that are over 30 feet 
in height to set back the 
portion of the building over 
30 feet an additional 
10 feet from the property 
line when residential uses 
are on adjoining 
properties, within the 
range of upper story 
stepbacks considered as 
part under both the 
Proposed Action and No 
Action alternatives. 

over 30 feet in height.
Design review was 
considered a mitigation 
measure for the Proposed 
Action in the DEIS. 
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Features

Area A  
ouchstone 
arkplace Area  Orni  Area C Altom  

residential uses. 

Provide pedestrian 
connections as outlined in 
the existing Moss Bay 
Neighborhood Plan. 
Establish a network of 
streets, sidewalks, and open 
spaces in Area A and 
connecting Area A with 
adjoining streets and 
developments. 
Provide a large central open 
space. 
Building(s) south of the 
central open space must be 
terraced to allow for sun to 
reach 50% of the open space 
at 2:00 pm on March 21 and 
September 21.   

FEIS Review, 
Required 
Comprehensive 
Plan Map 
Amendment 

Remains Commercial  
Comprehensive Plan 
designation, but applies new 
zoning designation (called 
CBD 5A for purposes of this 
FEIS) and map that 
designation at Area A (see 
below for new zoning 
designation). 

Designation remains HDR. Remains O/MF 24, but 
changes designation from 
PLA 5B to PLA 5C. 

FEIS Review, 
Required Zoning 
Map Amendment 

Create a new zoning 
designation (called CBD 5A 
for purposes of this FEIS) 
and map that designation at 
Area A (see below for new 
zoning designation). 

Zoning remains PLA 5D. PLA 5B to PLA 5C. 

FEIS Review, 
Required 
Comprehensive 
Plan Text 
Amendment 

The FEIS Review alternative 
includes the following 
Comprehensive Plan text 
amendments that are 
consistent with the Proposed 
Action but were not specified 
as part of the Proposed 
Action in the DEIS: 

- Amend the Moss Bay 
Neighborhood Plan 
consistent with 
mitigation measures 
identified in the DEIS 
to allow for taller 
buildings (up to 8 
stories) in CBD 5A and 
tie the additional 
height allowed to  
provision of 
interconnected public 

None required. None required 
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Features

Area A  
ouchstone 
arkplace Area  Orni  Area C Altom  

spaces, pedestrian-
oriented development, 
retail streets, and 
sustainability 
measures in CBD 5A; 

- Replace the view 
corridor identified in 
the Moss Bay 
Neighborhood Plan at 
the corner of Central 
Way and 6th Street 
with the view corridor 
at NE 85th Street just 
west of Interstate 405; 

- Include a description 
of how development in 
Area A is subject to 
design guidelines of 
the Master Plan and 
Design Guidelines for 
Kirkland Parkplace 
booklet. 

- Update the City’s 
employment capacity 
numbers in the 
Introduction and Land 
Use chapters. 

FEIS Review, 
Required Zoning 
Code and Kirkland 
Municipal Code 
Amendments 

Create a new zoning 
designation (called CBD 5A 
for purposes of this FEIS) 
that differs from current 
CBD 5 zoning as described 
under the FEIS Review 
alternative above. 
Amend the Kirkland 
Municipal Code to add a 
document entitled “Kirkland 
Parkplace Mixed Use 
Development Master Plan 
and Design Guidelines” 
which regulates the design of 
development in Area A as 
described under the FEIS 
Review alternative above.  

Amendments to PLA 5D 
zone as described under 
FEIS Review alternative 
above. 

Amendments to PLA 5C 
zone as described in 
Review alternative above. 

Table 2-2 summarizes employment and residential outcomes and zoning 
requirements of the alternatives.   
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able 2-2. Alternatives Comparison 
Features roposed Action FEIS Review Alternative o Action Alternative 

New Jobs by 2022 6,138a 6,025a 2,340a

Total Jobs by 2022 6,980a 6,867a 3.182a

New Dwellings by 2022 0-71b 69e 0-71b

Employment Square 
Footage 

2,041,200 square feetc 2,012,900 square feetf 900,100 square feetd

Private Amendment 
Requests 

City approval of the three 
private amendment requests 
that results in amendments to 
the Comprehensive Plan text 
and map, zoning text, and 
Zoning Map as outlined in 
Proposed Action in Table 2–1, 
above. 

As described for the FEIS 
Review alternative in  
Table 2–1, above. 

Retain existing City of Kirkland 
Comprehensive Plan Land Use 
text and map, zoning text, and 
Zoning Map. 

Planned Action Designate the three 
noncontiguous areas (A, B, and 
C) as a Planned Action and 
streamline environmental 
review for individual 
development proposals that are 
consistent with the Planned 
Action designation.  Facilitate 
future development permit 
procedures with advanced 
environmental review by 
adopting a PAO. 

Designation of the three 
noncontiguous areas (A, B, and 
C) as a Planned Action, as 
described for the Proposed 
Action. 

Maintain standard SEPA review 
process for individual area-
specific development 
proposals. 

aThis number reflects the following square footage/employee rates:  250 square feet for office and 500 square feet for the 
commercial component. 
bA potential multifamily development allowed under existing zoning regulations was studied in Area B for purposes of reviewing 
height and views in DEIS Chapter 3.3, Aesthetics  for the No Action alternative.  In addition, potential multifamily development in 
the planned action areas was reviewed in the DEIS for purposes of a reviewing school impacts under Public Services. 
cArea A:  1,792,700 square feet; Area B:  145,000 square feet; and Area C: 103,500 square feet. 
dArea A:  838,700 square feet; Area B:  33,700 square feet; and Area C:  27,700 square feet. 
eUnder the FEIS Review alternative, redevelopment of Area B must include at least 50% multifamily development. 
fArea A:  1,792,700 square feet; Area B:  119,000 square feet; and Area C: 101,200 square feet. 

2.4. enefits and Disadvanta es of Delayin  
roposed Action 

Delaying implementation of the Proposed Action would delay the potential impacts 
identified in the DEIS, including potential land use conflicts, changes to visual 
character, increased traffic congestion, and increased demand for public services and 
utilities.  Delay would not allow new development and associated review processes to 
benefit from the analysis developed through this Planned Action process.   
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2.5. a or Issues to e Resolved 
Adoption of a PAO and concurrent City of Kirkland Comprehensive Land Use Map, 
Zoning Map, and Zoning Code amendments to allow increased structure heights and 
reduced setbacks in and near Downtown would support development and 
redevelopment of the area to a more intensive mixed-use character and support 
employment growth in the Downtown area consistent with the vision of the 
Comprehensive Plan.  The key environmental issues facing decision-makers are: 

� the impact of additional traffic on area roadways,  

� adequate parking in the area,  

� transit service and facilities to meet increased demand,  

� potential land use conflicts,

� changes to visual character resulting from increased building heights,  

� impact of increased building heights on public view corridors,  

� increased demand on public services, including parks and recreation facilities 
and services, and  

� mitigating measures to address all such impacts. 
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Chapter 3. FEIS Review Alternative Analysis 
Chapter 3 compares the environmental impacts anticipated for the Final Environmental Impact 
Statement (FEIS) Review alternative to the environmental impacts described for the Proposed 
Action in the Draft Environmental Impact Statement (DEIS).  In general, because the FEIS 
Review alternative would result in development levels that are greater than the No Action 
alternative and similar or slightly less than the Proposed Action, impacts are expected to be 
similar to those described for the Proposed Action and within the range discussed in the DEIS.  
Where potential impacts of the FEIS Review alternative differ from the Proposed Action, this 
Chapter provides additional explanation.   

Consistent with the analysis in the DEIS, this Chapter addresses potential impacts associated with 
the following elements of the environment: 

� Land Use Patterns 

� Plans and Policies 

� Aesthetics 

� Transportation

� Public Services 

� Utilities

3.1. Land se atterns 
Development under the FEIS Review alternative would result in a land use pattern that is very 
comparable to that anticipated by the Proposed Action.  In general, changes since the DEIS would 
reduce potential land use impacts.  Specific changes that are now incorporated into the FEIS 
Review alternative include: 
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� Area A.  Compared to the Proposed Action, the FEIS Review alternative would reduce 
height limit requirements along Central Way and in proximity to Peter Kirk Park.  Increased 
setback requirements would also be required adjacent to Peter Kirk Park and along the south 
portion of Area A, adjacent to the office and residential uses.  The FEIS Review alternative 
includes a requirement for a central open space as part of future development.  The FEIS 
Review alternative would require that the amount of retail provided must equal at least 25% 
of the office space provided in the development, consistent with the mix of uses discussed in 
the Proposed Action 

� Area B.  In contrast to the Proposed Action, the FEIS Review alternative would not allow 
office-only development.  For mixed-use development, more than 50% of the building area 
on-site must be in residential use.  The FEIS Review alternative would maintain the existing 
building height limit of 4 stories or 40 feet above average building elevation, rather than 
increasing it as contemplated under the Proposed Action.  The FEIS Review alternative 
would require administrative design review of mixed-use development. 

� Area C. Compared to the Proposed Action, the FEIS Review alternative would allow a 
decreased maximum height of 4 stories or 52 feet above average building elevation, 
whichever is less, only if both sites are combined.  If a single site is developed, 3 stories or 40 
feet above average building elevation, whichever is less, would be allowed.  Administrative 
design review for mixed-use development would be required. 

3.1.1. Land se Compatibility
The FEIS Review alternative would generally result in similar or lesser land use compatibility 
impacts compared to those described for the Proposed Action in the DEIS.  Changes incorporated 
into the FEIS Review alternative that would decrease potential land use compatibility impacts 
include the following: 

� Area A.  Compared to the Proposed Action, maximum building heights would be decreased 
along Central Way, and in proximity to Peter Kirk Park.  In addition, minimum building 
setbacks would be required along the western and southern edges of Area A.  This decrease in 
height and added building setback allows for greater compatibility with Peter Kirk Park, 
nearby residential uses, and surrounding buildings of lower height and smaller scale than 
does the Proposed Action.   

� Area B.  Compared to the Proposed Action, the FEIS Review alternative’s inclusion of a 
requirement for multi-family residential uses in Area B would increase the potential of land 
use compatibility with adjacent residential uses to the south and east.  Similarly, building 
height limits and administrative design review of non-residential uses would also help 
maintain future land use compatibility. 
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� Area C.  Compared to the Proposed Action, the FEIS Review alternative would reduce the 
allowable maximum building height.  This reduction would increase the potential for new 
development to be more compatible in height and scale to adjacent areas.  

3.1.2. Employment and ousin  ix  
Similar to the Proposed Action, development under the FEIS Review alternative would 
significantly increase the number of employees over current conditions.  However, under the 
FEIS Review alternative, Area B would include some residential development, which may 
moderate and balance overall employee growth with a slight growth in residential population. 
However, because the growth in new residential population is likely to be relatively small, this 
change is not expected to be significant. 

3.1.3. iti ation easures 
The FEIS Review alternative incorporates mitigation measures similar to those discussed for the 
Proposed Action. The FEIS Review alternative includes a Zoning Code amendment that requires 
a mix of office and commercial uses as an incorporated plan feature.  Other amendments to the 
Kirkland Municipal Code that are part of the FEIS Review alternative address pedestrian-oriented 
design guidelines.   

The FEIS Review alternative would include elements that eliminate or reduce the need for some 
of the mitigation measures identified in the DEIS.  Specifically, measures addressing building 
heights, setbacks, and building stepbacks are no longer directly applicable because these 
measures have been incorporated into the FEIS Review alternative. No new or additional 
mitigation measures would be required. 

3.2. lans and olicies 
The relationship of the FEIS Review alternative to applicable policies and regulations of the City 
of Kirkland is consistent with the DEIS analysis for the Proposed Action.  As noted for the 
Proposed Action, the FEIS Review alternative is also consistent with the City of Kirkland 
Comprehensive Plan.  Compared to the Proposed Action, the FEIS Review alternative would 
increase consistency with the Moss Bay Neighborhood Plan by retaining the existing High 
Density Residential (HDR) land use designation for Area B.  No new impacts relative to 
comprehensive plan and regulatory consistency are anticipated. 

3.2.1. iti ation easures 
Many of the mitigation measures described in the DEIS for the Proposed Action are also 
applicable to the FEIS Review alternative.  However, some of the measures that address building 
heights, setbacks, and stepbacks have been incorporated into the FEIS Review alternative and are 
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no longer necessary or applicable.  Similarly, the mitigation measure that addresses a 
Comprehensive Plan Land Use Map amendment to change the Area B land use designation from 
HDR to Office/Multi-family (OMF) has been incorporated into the FEIS Review alternative and 
is no longer necessary or applicable.  No new or additional mitigation measures are required. 

3.3. Aesthetics 

3.3.1. isual Character 
� Area A.  The FEIS Review alternative would include both a building setback and upper-story 

setbacks along the area’s boundary with Peter Kirk Park, resulting in less height and bulk 
adjacent to this important community landmark.  Upper-story setbacks along Central Way 
would also act to reduce the visual bulk of the property when viewed from the street and from 
properties across Central Way to the north.  As such, impacts on visual character are expected 
to be less than under the Proposed Action. 

� Area B.  The FEIS Review alternative would closely resemble the No Action alternative in 
height, lot coverage, and building type (i.e., residential or mixed-use with residential) 
allowed.  As such, impacts on visual character are expected to be less than under the 
Proposed Action in which buildings would be taller and the type of building would differ 
from those located to the south and east. 

� Area C. The FEIS Review alternative is essentially the same as the Proposed Action, save 
for the reduction of maximum height from 60 feet to 52 feet.  The lower height limit will 
reduce visual bulk on the property, and reduce impacts on visual character, as compared with 
the Proposed Action. 

3.3.2. iews 
Pedestrians and Bicyclists 
Impacts on views for pedestrians and bicyclists are expected to be similar under the FEIS Review 
alternative and the Proposed Action.  New development would still encroach upon the visual 
environment; however, increased setbacks of upper floors along Central Way and Peter Kirk Park 
would lessen the dominance of this encroachment.  Provision of a large central open space would 
also tend to reduce the overall mass and bulk of new development, lessening the visual 
encroachment of new development. 

Territorial Views 

View Corridor 1 
The public view identified at the eastern gateway to Downtown (View Corridor 1 southwest view 
from the intersection of Central Way and 6th Street) is being removed from the Moss Bay 
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Neighborhood Plan as part of the FEIS Review alternative.  Impacts on this view corridor are 
expected to be similar under the FEIS Review alternative and the Proposed Action.  New 
development would encroach into the periphery of the view corridor; however, the effect of an 
imposing visual element along the south side of the view corridor would be reduced by the 
increased setbacks of upper floors along Central Way.  

View Corridor 2 
Impacts on View Corridor 2 (southwest view from the intersection of NE 85th Street and 
Kirkland Way) are expected to be similar under the FEIS Review alternative and the Proposed 
Action.    

Rooftop Appurtenances 
There will be rooftop appurtenances in Area A that exceed the maximum building height in the 
FEIS Review alternative by up to 16 feet not to exceed 25% of the total building rooftop (see 
Appendix B).  Depending on location and actual height of the rooftop appurtenances, they may be 
a visible middle ground element from View Corridor 2.  However, existing vegetation already 
partially obscures middle ground views of the lake in View Corridor 2.  Additionally the FEIS 
Review alternative’s design guidelines (Appendix C) state that rooftop equipment shall be located 
or screened so as not to be visible from public streets or other public spaces. Thus, the 
appurtenances would tend to blend into existing vegetation or be partially obscured during the 
winter and either blend into or be totally obscured in the summer. With this mitigation measure 
and the amount of existing vegetation, there will be no significant impact from rooftop 
appurtenances on view corridors. 

Light and Glare 
� Area A. Impacts on light and glare under the FEIS Review alternative would be similar to 

impacts under the Proposed Action, although the included setback would reduce impacts on 
Peter Kirk Park. 

� Area B. Light and glare impacts in Area B are anticipated to be similar under the FEIS 
Review alternative and the No Action Alternative. 

� Area C. Similar to the Proposed Action, the increased square footage of office space under 
the FEIS Review alternative could potentially increase ambient light and glare on 6th Street 
through increased exterior building illumination and vehicular traffic.   

Shading Conditions 
� Area A. The FEIS Review alternative includes rooftop appurtenances that exceed the 

maximum height studied in the DEIS by up to 16 feet covering less than 25% of the rooftop 
and reductions in building size through building setback requirements.  As illustrated in 
Figures 3.3–1 and 3.3–2, the shading analysis showing impacts on shading conditions under 
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the FEIS Review alternative are anticipated to be less than under the Proposed Action.
Noticeably less shading of Central Way and Peter Kirk Park would occur on summer 
mornings, and parcels north of Central Way would receive slightly less shading in winter 
(morning and afternoon).  Summer morning shading of Central Way and Peter Kirk Park 
would also be reduced.   

� Area B. As illustrated in Figures 3.3–3 and 3.3–4, impacts on shading conditions under the 
FEIS Review alternative are anticipated to be similar to those under the No Action 
alternative.  Afternoon shading impacts, both winter and summer, are anticipated to duplicate 
those seen under the No Action alternative.  Shading impacts on the property immediately to 
the west of the area could be slightly increased over the No Action alternative as a result of 
the removal of the special single-family setback.  With the removal of this setback, the 
southwest corner of the area would be open to development that could shade the adjacent 
property.  However, shading on the property immediately west of the area would be less 
under the FEIS Review alternative than under the Proposed Action, which would remove the 
special single-family setback and place a 6-story office building in the southwest corner of 
Area B.   

� Area C. As shown in Figures 3.3–5 and 3.3–6, impacts on shading conditions under the FEIS 
Review alternative are anticipated to be less than those under the Proposed Action.  The 
reduction in maximum building height would reduce winter morning and afternoon shading.   

3.3.3. iti ation easures 
Development in Area A would be required to comply with the applicable urban design principles 
set forth in the Moss Bay Neighborhood Plan as amended by the FEIS Review alternative.  
Development would also need to comply with the design guidelines included as part of the FEIS 
Review alternative (Appendix C), consistent with those mitigations anticipated in the Proposed 
Action.  The FEIS Review alternative includes similar mitigation measures as those outlined 
under the Proposed Action for Applicable Regulations and Commitments with the following 
exception:

� The public view identified at the eastern gateway to Downtown (View Corridor 1) is being 
replaced with the view corridor at NE 85th Street just west of Interstate 405 in the Moss Bay 
Neighborhood Plan as part of the FEIS Review alternative.  Therefore, that mitigation 
associated with View Corridor 1 is removed from the FEIS Review alternative. 

The Other Potential Mitigation Measures of the Proposed Action are incorporated into the FEIS 
Review alternative.  No additional mitigation measures are required for the FEIS Review 
alternative.
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Figure 3.3-1
FEIS Review Alternatives—Area A Summer Shading Conditions

9:00 a.m.

4:00 p.m.
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Figure 3.3-2
FEIS Review Alternatives—Area A Winter Shading Conditions

10:00 a.m.

3:00 p.m.
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Figure 3.3-3
FEIS Review Alternatives—Area B Summer Shading Conditions

9:00 a.m.

4:00 p.m.



C
it

y 
of

 K
irk

la
nd

 F
EI

S 
00

93
5.

07
 (9

-0
8)

 

Figure 3.3-4
FEIS Review Alternatives—Area B Winter Shading Conditions

10:00 a.m.

3:00 p.m.
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Figure 3.3-5
FEIS Review Alternatives—Area C Summer Shading Conditions

9:00 a.m.

4:00 p.m.
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Figure 3.3-6
FEIS Review Alternatives—Area C Winter Shading Conditions

10:00 a.m.

3:00 p.m.
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3.4. ransportation

3.4.1. Impacts
The FEIS Review alternative would generally result in similar or lesser transportation impacts 
compared to those described for the Proposed Action in the DEIS.  The changes in building sizes 
and uses in Area B and C resulted in a reduction of 11 PM peak hour trips for the FEIS Review 
alternative as shown in Table 3.4–1.  

able 3.4 1.  eak our ehicle rip ro ections 
Area1 Scenario rips Enterin  Area rips Exitin  Area otal rips 

Area A No Action2 544 1,001 1,545 

 Proposed Action3 1,470 2,061 3,531 

FEIS Review Alternative3 1,470 2,061 3,531 

Area B No Action2 19 38 57 

 Proposed Action3 38 181 219 

 FEIS Review Alternative3 44 166 210 

Area C No Action2 15 32 47 

 Proposed Action3 30 146 176 

 FEIS Review Alternative3,4 30 14 174 
1 Development of Areas A, B, and C is assumed to occur by 2014 under both the No Action and Proposed Action scenarios – so the number of 
projected vehicle trips to and from the planned action areas would be approximately the same under the 2014 and 2022 scenarios.   
2 Trip generation derived from the BKR model. 
3 Vehicle trips were estimated using trip generation rates provided in the Trip Generation Manual (Institute of Transportation Engineers 2003).  
Adjustments to vehicle trips were made, assuming pedestrian and bicycle modes would make up 3.5% of retail trips and 4% of office trips, and 6% of 
total office trips would be made via transit.  These mode split assumptions were based on local census data and CTR data for the City. 
4I If Area C includes the maximum number of multifamily units with a commensurate reduction in office space, the trips would reduce to 26 entering 
and 128 exiting. 

This small FEIS Review alternative trip reduction would result in very little change in the 
forecasted traffic volumes.  Thus, the results of the AM and PM peak hour level of service (LOS) 
assessment shown in DEIS tables 3.4–11, 3.4–12, 13, and 3.4–14 for the Proposed Action would 
be the same as those for the FEIS Review alternative.  

In addition and compared to the Proposed Action, the amount of required commercial parking for 
the FEIS Review alternative would increase by 150 parking stalls.  The increase will provide a 
buffer during peak commercial parking periods to reduce the amount of circulation by vehicles 
looking for parking.  Additional parking stall and aisle design efficiencies could raise this value 
another 100 spaces to 3,750.   
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3.4.2. iti ation easures 
Capacity Improvements 
Table 3.4–2 presents the capacity improvement projects that have been developed to address the 
LOS and concurrency impacts identified for the FEIS Review alternative.  The projects for the No 
Action and Proposed Action alternatives are also shown.  The mitigation measures for the FEIS 
Review alternative are shown in Figure 3.4–1.  The FEIS Review alternative proposes the same 
or similar 2014 capacity improvements as the Proposed Action alternative with three 
modifications.  For 2022, the FEIS Review alternative proposes the same 2022 capacity 
improvements as the Proposed Action alternative.  

The FEIS Review alternative improvement projects differ from the Proposed Action alternative in 
the following ways:  

� Improvements at 6th Street and 7th Avenue (intersection number 169) would be modified; 
only a northbound left-turn pocket is proposed at this intersection.  Installing the southbound 
left-turn pocket would require the removal of existing median and curb bulbs.  The LOS 
failure at this intersection was the result of the northbound left turn volumes.  A southbound 
left turn is not required to mitigate the impacts.  

� The traffic signal proposed for Market and 15th Avenue (intersection number 211) could be 
installed at 7th Avenue instead, as long as adequate gaps are created at 15th Avenue to 
resolve the LOS failure.

� Improvements proposed at NE 85th Street and 124th Avenue NE (intersection number 402) 
would only reduce the average vehicle delay at the intersection by 3 seconds and primarily 
benefit the minor street traffic.  Based on TIA mitigation guidelines alternative 
improvements, to be identified, along the 85th Street corridor of equal value would be 
substituted for improvements at this location.  
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TIA esults with Mitigation 
Table 3.4–3 presents the 2014 PM peak hour LOS under the FEIS Review, Proposed 
Action and No Action alternatives with mitigation in place.  Table 3.4–4 presents the 
2014 AM peak hour LOS under the FEIS Review, Proposed Action and No Action 
alternatives with mitigation in place.  The tables show that the resulting LOS for all 
intersections except two would be LOS E or better under all three alternatives.  One 
of the intersections, NE 85th Street/114th Avenue NE, would be improved to operate 
at better conditions (note, this intersection is operating at LOS F under existing 
conditions).

Concurrency esults with Mitigation 

2014 Conditions 
The 2014 concurrency analysis results for the FEIS Review alternative with 
mitigation in place and the Proposed Action alterative are the same.  See 
Table 3.4-12 of the DEIS. 

2022 Conditions 
The 2022 concurrency analysis results for the FEIS Review alternative with 
mitigation in place and the Proposed Action alternative are the same.  See Table 
3.4-22 of the DEIS. 
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Cost Estimates for Capacity Improvements 
Table 3.4–5 summarizes planning level cost estimates for the capacity improvement 
projects that have been presented as mitigation measures.  Capacity improvements 
presented in Table 3.4–5 would be funded by a variety of sources.  Only the 
improvements that would allow restriping of the intersection of 85th Street NE and 
114th Avenue NE are included as a funded project in the current 6-year capital 
improvement project.  Funding for all other improvements could potentially include 
city funds, transportation grants, revision of the current citywide transportation 
impact fee, or developer improvements or contributions.  Additional analysis and 
policy discussion would determine the amount of funds that would be derived from 
these sources.  

Transportation Management Plan
A Transportation Management Plan (TMP) is required for each of the three planned 
action areas.  A detailed program has been identified for Area A and is included as a 
mitigation requirement.  This program includes specific measures to reduce vehicular 
trips including retaining a Site Transportation Coordinator, carpooling, vanpooling 
and transit passes (see Appendix E). 

Parking 
The parking mitigation measures proposed in the DEIS have been refined and 
included as mitigation measures for Area A in the FEIS Review alternative.  The 
mitigation measures provide specific requirements for operating the parking garage, 
reducing trips to and from the area, monitoring, and remedies to reduce parking 
spillover (see Appendix E).  The City will require compliance with these measures 
with development under the Planned Action ordinance (PAO) and when modifying 
existing parking standards, in conformance with Kirkland Zoning Code Section 
105.103.3.c.  

This FEIS and the PAO assume the maximum amount of development in Area A at 
1.8 million square feet with a minimum of 3,650 parking stalls.  If a smaller amount 
of building space is built, the amount of parking spaces could be scaled back 
proportionally based on the mix of office and non-office uses.  A parking study 
would need to be prepared by the applicant similar to the one included in the DEIS to 
substantiate the reduction in parking spaces.  However, even with a reduction in 
parking spaces, the mitigation measures included in Appendix F would still be 
required.   
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able 3.4 5. Estimated Costs of roposed Capacity Improvements 

o Intersection otential iti ation Estimated 
Cost

o
Action

roposed 
Action 

FEIS
Review

Improvements eeded throu h 2014

4 Central Way/ 
Parkplace Driveway 

Install signal $566,000 X X X 

109 NE 85th Street/ 
114th Avenue NE 

Restripe southbound dual left and 
eastbound right to through conversion (CIP 
Project #TR-0079 - funded).  Requires CIP 
Project #TR-0056 (currently unfunded) HOV 
Queue Bypass for the eastbound-to-
southbound on-ramp 

166,400 X X X 

129 Central Way/4th 
Street 

Extend  two-way-left-turn by moving 
crosswalk to Parkplace Signal 

31,200 X X X 

105 Central Way/6th 
Street 

Construct dual westbound left turn lane. 
Modify signal to provide westbound 
left/northbound right overlap phase 

3,044,000 - X X 

110 6th Street/4th 
Avenue 

Dual eastbound left turn, with widening on 
6th Street 

580,000 - X X 

112 Kirkland Way/6th 
Street 

Install signal. (CIP Project #TR-0065 - 
unfunded)4

564,000 - X X 

128 Central Way/5th 
Street 

Install signal. 564,000 - X X 

169 6th Street/7th 
Avenue 

Add left turn lanes on northbound and 
southbound approaches 

89,400 - X - 

169 6th Street/7th 
Avenue 

Add left turn lanes on northbound and 
southbound approaches 

20,000 - - X 

211 Market Street/15th 
Avenue 

Install signal. (CIP Project #TR20-11 - 
unfunded) 

564,000 - X X 

402 NE 85th Street/ 
124th Avenue NE 

Add northbound right-turn-only pocket 889,000 - X X 

Cost of Improvement ro ects hrou h 2014 $763,600 $7,058,000 $6,988,600 

Improvements eeded throu h 2022

101 Lake Washington 
Boulevard/NE 38th 
Place1

Add 720 ft right lane on northbound 
receiving lanes (north of the Intersection), 
modified to extend up to NE 43rd St w/ bike 
lanes (CIP Project #TR-0090 – unfunded) 

1,953,000 X X X 

204 116th Way NE/ 
NE 132nd St 

Reconfigure the intersection based on the 
132nd St Study and New I-405 SB off-ramp. 
(CIP Project #TR20-11 – unfunded) 

WSDOT3 X X X 
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o Intersection otential iti ation Estimated 
Cost

o
Action

roposed 
Action 

FEIS
Review

304 NE 132nd St/124th 
Ave NE 

Construct eastbound dual left turn based on 
the 132nd Street Study 

4,438,100 X X X 

316 Totem Lake Blvd/ 
NE 132nd St 

Reconfigure the intersection based on the 
132nd Street Study and new I-405 
northbound on-ramp. CIP Project #TR20-11 
– unfunded) 

WSDOT3 X X X 

202 100th Ave NE/NE 
124th St 

Modify the signal phase to be same as 
during AM peak period. NB and SB to be 
split phase. The SB lane configuration 
change to left, left/through shared and 
through/right shared during the peak period.2

- - X X 

Cost of Improvement ro ects 2015 throu h 2022 $6,391,100 $6,391,100 6,391,100 
1 This cost estimate assumes that widening would occur to allow the bicycle lane that currently exists along this segment of roadway to remain. If 
the improvement were made without keeping the bike lane, the estimated project cost would be $2,234,000 
2 No cost is assumed for this measure, since it is already being implemented during the AM peak period. 
3 Assumed that improvement to this intersection would be included in the larger improvement that is planned by WSDOT for this location. 
4 Projects funded in the CIP are partially funded by existing impact fees. 

CIP = capital improvement project; HOV = high occupancy vehicle; WSDOT = Washington State Department of Transportation 

3.4.3. Si nificant navoidable Adverse Impacts 
Implementation of the FEIS Review, Proposed Action, or No Action alternatives will 
result in increased traffic volumes and congestion in the City.  Although the effects of 
additional vehicles on traffic congestion can be mitigated to varying degrees through 
the proposed transportation improvements, the actual increase in traffic volume may 
be considered a significant unavoidable adverse impact.  Significant impacts will 
occur in 2014 at the intersection of NE 85th Street and 124th Avenue NE.  This 
impact will be mitigated through the implementation of 85th Street corridor 
transportation improvements of equal value.   

3.5. ublic Services 

3.5.1. olice rotection 
Development levels and character are generally comparable between the FEIS 
Review alternative and the Proposed Action; therefore, police calls for service are 
anticipated to be comparable.  No new significant impacts are anticipated.  

3.5.2. Fire and Emer ency edical Service 
Because development levels and character are generally comparable between the 
FEIS Review alternative and the Proposed Action, fire and emergency medical calls 
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for service are expected to be comparable.  No new significant impacts are 
anticipated.

3.5.3. arks and Recreation 
Because development levels and character are generally comparable between the 
FEIS Review alternative and the Proposed Action, impacts on park and recreational 
services are expected to be comparable.  It should be noted that the FEIS Review 
alternative proposes residential development that was not anticipated in the Proposed 
Action.  Even though the DEIS did not assess effects of residential development on 
the parks and recreation facilities, the reduction in office employees that occurs when 
residential development is added into the mix of uses in Areas B and C offsets the 
addition of residential parks and recreation patrons in the analysis area.  By allowing 
up to 69 dwelling units in Areas B and C, the FEIS Review alternative would also 
reduce the estimated number of employees allowed in the same area by 184 
employees.  Therefore, no new significant impacts are anticipated. 

3.5.4. Schools
Because development levels and character are generally comparable between the 
FEIS Review alternative and the Proposed Action, impacts on schools would be 
comparable.  It should be noted that the FEIS Review alternative includes residential 
development that is not found in the Proposed Action.  However, even though no 
residential development was planned for the Proposed Action, the DEIS assumed a 
limited amount of new residential growth as a conservative approach to estimating 
school impacts.  The FEIS Review alternative would allow an estimated 69 units, 
comparable to the DEIS assumption of 71 future residential units.  Therefore, no new 
significant impacts are anticipated. 

3.5.5. iti ation easures 
Under the FEIS Review alternative, no new or additional mitigation measures would 
be required for police services or fire and emergency medical services.  Similarly, 
because the DEIS assumed 71 residential units, and the FEIS Review alternative’s 
maximum number of 69 residential units would be accompanied by a reduction of 
approximately 184 employees, no new mitigation measures would be required for 
parks and recreation services or schools.
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3.6. tilities 

3.6.1. ater and Sewer 
Because development levels and character are generally comparable between the 
FEIS Review alternative and the Proposed Action, impacts on water supply and 
sewer services would be comparable.  No new significant impacts are anticipated 
with the FEIS Review alternative.  

3.6.2. iti ation easures 
No new or additional mitigation measures are required for water supply or sewer 
services. 


