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MEMORANDUM
To: Planning Commission
From: Dorian Collins, AICP, Senior Planner
Jeremy McMahan, Deputy Planning & Building Director

Date: October 15, 2019

Subject: Amendments to the Kirkland Zoning Code (KZC) and Kirkland Municipal
Code (KMC) for transit-oriented development (TOD) at the Kingsgate Park
and Ride
File CAM19-00129

Recommendation

Provide direction to staff on potential amendments to the KZC and KMC (Design
Guidelines) to support redevelopment of the property with transit-oriented development
(TOD) and the planned Sound Transit parking garage.

Background

The Planning Commission (PC) studied issues related to the amendments at its meeting
on May 9, 2019. Materials prepared for the study session can be viewed here. Since
May, the City of Kirkland has continued to work with the Washington Department of
Transportation (WSDOT), which owns the property; King County Metro, which operates
the park and ride; and Sound Transit, which plans to build a 600-stall parking structure
on the property. The City also continues to work closely with A Regional Coalition for
Housing (ARCH) since the development of affordable housing at the Kingsgate site is the
most important TOD objective for the Kingsgate site identified by the Kirkland City
Council (see Resolution R-5325, Attachment 1).

Staff has considered input from Sound Transit (Attachment 2) and ARCH (Attachment 3)
regarding issues to be addressed in the draft amendments discussed in this
memorandum.

Status of Activities of Project Partners

Significant progress has been made by our partners in moving forward with their
objectives for the site. On October 11, 2019, WSDOT issued a Request for Proposals
(REP) for professional services. The selected “Transaction Advisor” will provide guidance
to the agency in evaluating development options that meet WSDOT's needs, preparing
documents to enable the sale or lease of a portion of the property to Sound Transit to
construct a parking structure, developing a conceptual site plan for TOD on the property
and the preparation of an RFP for developers to submit development proposals for the
property. The RFP notes that the conceptual plan is expected to be completed by
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December 2019, and the second RFP for TOD development proposals is anticipated to
be completed by the end of January 2020.

The illustration to the right compares the
land that will be available for TOD
depending on the size of the parking
garage. Two acres will be available if 600
stalls are provided in the garage and 302
remain on the surface of the site. If all
the surface stalls in addition to the 400
additional stalls planned by Sound Transit
are included in the garage, four acres of
land will be available for TOD.

While the planned Sound Transit garage
will include only 600 parking stalls, Sound Transit has agreed to study a parking
structure with 902 stalls in its environmental review. This action will simplify future
environmental review for WSDOT, if the agency is able to secure financing for the
construction of a larger parking structure. Sound Transit is currently preparing the
conceptual engineering for the structure and initiating the environmental review for the
I-405 Bus Rapid Transit (BRT) project.

To assist Sound Transit with its conceptual engineering phase, Kirkland staff provided
Sound Transit with a preliminary framework of potential zoning code amendments.
Sound Transit provided comments on the draft amendments for consideration (see
Attachment 2).

The City of Kirkland and Sound Transit have come to
a tentative agreement that the parking structure will
be sited at the south end of the Kingsgate site. The
southern location allows the existing access point
and driveways to be retained and preserves more of
the remainder of the site for TOD. Sound Transit
provided alternative sketches for discussion that
indicated that if the garage were rotated to be
situated in a north-south configuration, the land
remaining for TOD would be constrained due to the
triangular shape of the site. In addition, more
surface stalls would be affected by alternative
configurations, which could result in a larger, more
costly parking structure.

Response to Planning Commission Feedback — May Study Session
At its study session in May, the PC provided direction and comments on several topics:

Review process for TOD

Residential density and range of uses

Building height

Parking garage lighting

Enhancement of buffer along south property line



Requirements for retail use

Green building requirements

Through-block pathway from 116" Way NE
Bicycle storage and restrooms at parking garage

These topics are addressed within the Key Issues discussion that follows.

The PC also directed staff to consult the City Attorney’s office as to whether the City
could prevent Sound Transit from charging the public for the use of parking stalls in the
garage. The City Attorney’s office has confirmed that the City does not have this
authority.

Key Issues

Staff has identified the following as key issues in developing regulations and guidelines
for future development of the Kingsgate TOD and the parking garage. A description of
the key issues follows, with a staff recommendation and/or question(s) for the PC
provided. The preliminary draft regulations and guidelines contained in Attachment 4
(Parking Garage) and Attachment 5 (TOD) indicate how these issues will be addressed
as they continue to be flushed out through discussion and study.

e Open Space:
The substantial buffers along the site’s western and southern boundaries provide

screening for abutting residential uses and will contribute to the quality of life for
the site’s future residents. During its discussion in May, the PC acknowledged
the value of the buffers and directed staff to include buffer enhancement in
future regulations. Proposed regulations will include:
o Retention of the width and vegetation in existing buffers.
o Enhancement of the south buffer to strike a balance in providing effective
screening of the garage for neighbors to the south, while considering
safety issues (Crime Prevention through Environmental Design (CPTED)).

Does the PC have additional comments or direction?

e Land Uses
The staff memorandum for the PC study session in May provided background on
the topic of land uses to be considered for TOD at the Kingsgate site. The

memorandum described the land use recommendations from the Sound Transit
Feasibility Study, including the challenges cited for retail use in TOD.

The Planning Commission provided direction for retail use to be encouraged
where possible, including providing space within the TOD for mobile or
temporary retail uses. Attachment 5 notes that these uses are permitted and
requires that the master plan indicate opportunities for these uses as part of
efforts to stimulate the pedestrian environment (see “Design” discussion below).

The proposed approach retains all existing permitted uses and regulations within
the PR 1.8 zone as the base option for development. Within the “Government
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Facility” use, new regulations would be provided to allow greater building height
and require design review for a taller parking structure. The draft proposed
regulations for the parking garage are shown in Attachment 4. The regulations
would enable the Sound Transit garage to be proposed and developed prior to
the construction of a TOD project on the remainder of the Kingsgate site.

The TOD option for development would be a new use, “Development containing
Attached or Stacked Dwelling Units” (see Attachment 5). To ensure that the
objectives for affordable housing are met, the regulations would require that at
least half of development within the TOD be residential use, and that at least 51
percent of the housing units are affordable. Uses allowed within the TOD would
include all uses currently allowed in the zone. Additional permitted uses would
include Hotel or Motel, Public or Private College or University and Related
Facilities, Residential Suites and Entertainment, Cultural and/or Recreational
Facility.

Does the PC have additional comments or direction?

Massing:
The regulations will encourage building mass to be located away from residential

areas, with the tallest structures located toward the freeway, east of the site.
The PC suggested that a maximum of five stories be allowed adjacent to the
south property line. Since the buffer along the Kingsgate site’s west property
line includes a substantial berm of 10-15 feet in height, and densely planted, tall
trees, the PC did not indicate a similar height restriction along this property line.
Still, given the wide buffers, no buildings would be located closer than
approximately 45-50 feet to these property lines.

At its meeting in April 2019, the City Council Planning and Economic
Development Committee (PED) suggested that structures up to 100 feet in
height may be appropriate for development located farther from residential
areas.

The proposed maximum building heights are:

o Parking garage:
= 55" within 150’ of the south property line.
= QOtherwise, 60'.

o TOD:
= 55" within 150’ of the south property line.
= 95’ within 150 feet of 116" Way NE.
= Otherwise, 75’

Attachment 6 displays approximate dimensions for the Kingsgate site, including
the general areas of the site likely to be affected by the limits noted above.



The elevation of the Kingsgate site is approximately ten feet higher than that of
the NE 132" Street right-of-way in this area. The corner may present an
opportunity for a gateway element
to be provided in the TOD
development, including the
possible relocation of the stairway
from the current location (see
photo at right) to the corner. The
stairway would connect
pedestrians from the new
roundabout to be constructed by
WSDOT by 2023 to the TOD
community. The gateway should also be reflected in the design guidelines in
terms of how building mass is treated. Whether the mass is taller with an iconic
gateway feature or recedes from the street could both be viable alternatives for
the project architects and Design Review Board to consider.

Although design guidelines have not been developed, staff anticipates that
guidelines similar to those in place for the TOD at the South Kirkland Park and
Ride (the YBD 1 zone) will be used for the Kingsgate site. Since retail use would
not be required in development along 116" Way NE under the proposed
approach, and the street is not expected to be pedestrian-oriented, some of the
guidelines related to scale and massing along this street may not apply. Itis
possible that residential development along the 116" Way NE frontage may
include townhomes oriented to this street, or buildings may instead orient
housing units toward the center of the site.

The photo to the right shows the through-block connection provided at the South

Kirkland Park and Ride TOD development.
The street improvements at the South
Kirkland site include on-street parking, and
pedestrian uses exist within the street level
of the buildings. A through-block connection
may not be necessary at the Kingsgate site,
since pedestrian activity along 116" Way NE
is not expected to increase as a result of the

development, and on-street parking is not
included in planned improvements for this street.

Within pedestrian-oriented business districts, large-scale developments typically
emphasize the streetscape in the lower two floors, and buildings generally
setback above the second story. Guidelines aimed at ensuring horizontal
modulation address these issues. Vertical building modulation is generally used
for larger buildings to help them appear to be an aggregation of smaller
buildings.

Does the PC agree with the proposed height limits?
Does the PC have direction on the gateway in terms of pedestrian access, open
space, and building design?
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Does the PC think a through-block connection between 116" Way NE and the
Interior of the Kingsgate site should be provided?

Does the PC think that horizontal modulation (including building stepbacks above
the second story) should be required for building facades along 116" Way NE?
Does the PC have additional direction on these topics?

Pedestrian Orientation:

The pedestrian environment in TOD at the Kingsgate site will contribute to the
sense of community and quality of life for future residents and other users of the
site. Regulations and guidelines will emphasize coordinated development with
pedestrian connections to transit and through the site. An approach similar to
that used at the South Kirkland Park and Ride (see YBD 1 guidelines) may be
appropriate. Preliminary guidelines identified by staff (see Attachment 5)
include:

» The master plan should create a comfortable, pedestrian-oriented
environment with internal sidewalks and/or streets.

» Site design must include installation of pedestrian linkages between
public sidewalks and building entrances and between walkways on the
subject property.

= Development of a through-block pathway from 116%™ Way NE to interior
of site (to be determined — direction from the PC requested above)

» The master plan should indicate efforts to stimulate the pedestrian
environment with opportunities for mobile food service and pop-up retail
uses.

Do the preliminary guidelines for the pedestrian environment address issues
identified by the PC?

Review Process:

At its study session in May, the PC discussed the review process for the garage
and TOD development. Some members of the PC indicated interest in an
approach that would amend the Zoning Code to include very general standards
for development at the Kingsgate site, providing flexibility for a developer to
propose a development concept for consideration by the City. The PC would
study the proposal and make a recommendation to the City Council. If the City
Council supported the proposal, it would then direct the Planning Commission to
begin the study of code amendments to enable the proposal.

Staff recommends that a more traditional approach be followed for the Kingsgate
site for several reasons. The property is publicly owned (WSDOT), and therefore
the property owner will not be involved in a development proposal. Instead,
WSDOT must solicit development proposals for the property. Typically, with
TOD projects, developers seek certainty in development standards prior to
choosing to submit a proposal for development. In addition, the requirement
that over fifty percent of the residential development on the property be
affordable presents a challenge for non-profit developers. There is only one
opportunity to apply for funding for the affordable housing each year, and a
developer must have site control and appropriate zoning at the time of
application. The open-ended approach described above would require that a
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conceptual plan be approved prior to seeking funding for the affordable housing.
The process would likely be long and uncertain. Finally, the City has experience
with the more traditional approach and that approach has resulted in many
successful developments (i.e. - Juanita Village, Village at Totem Lake, South
Kirkland Park and Ride).

To provide greater predictability for development, particularly for the affordable
residential component of TOD, staff recommends the following process be used
for development of the site:

o Parking garage: Process I (Planning Director), with administrative design
review (ADR)

o TOD: D.R., review by the DRB of a master plan and project design for
the entire property.

Does the PC agree with the staff recommendation?

Affordable Housing

Resolution R-5325 (Attachment 1) calls for:
“A range of housing affordability — Ensure that housing on the site
includes a combination of affordable and market rate housing. A majority
of the housing should be affordable housing with a significant share
affordable at moderate and/or lower income levels and including some
units that are accessible to those with disabilities.”

ARCH suggests that the range of affordability could be tied to the countywide
incomes, shown below as percentages in each category of average median
income (AMI):

30% AMI or | 31-50% 51%-80% 81%-100% | Greater than 100%
less AMI AMI AMI AMI

14% 11% 12% 10% 53%

Based on this information and discussions with ARCH, staff recommends the
following standards for TOD development:

Residential development within the master plan shall result in @ minimum of
51 percent of total residential units being affordable with affordability levels
as follows:

e For renter-occupied housing:
o A minimum of 25% at 50% of median income
o A minimum of 15% at 80% of median income
o A minimum of 10% at 10% of median income
e For owner-occupied housing:
o A minimum of 51 percent of the total residential units shall be
affordable housing units as defined in KZC 5.10.023(1)(a), which
is 80% of median income.



As some of the biggest funding programs (tax exempt bonds and 4% tax
credits) are available for housing at the 60% level, it may be advisable to
consider establishing an affordability level at 60% of median income, rather
than requiring a high percentage of units at the 50% of median income level.
Lindsay Masters from ARCH will be available at the study session on October
24 to provide more information or respond to questions on the topic of
affordable housing.

Does the PC agree with the staff recommendation?
Is the PC interested in considering different affordability levels?

Parking requirements

Due to the proximity of development on the Kingsgate site to King County transit
service and the new bus rapid transit station, the site is well served by transit.
Vehicle ownership for on-site residents will likely be less than in other areas
without close access to transit.

A parking study (see Attachment 7) for the Esterra Park Block 6B project in
Redmond surveyed several residential projects in Kirkland and Redmond,
including both the affordable (Velocity) and market rate (Kirkland Crossing)
buildings at the South Kirkland Park and Ride site. The study found that the
average peak parking demand for the affordable housing sites was estimated to
be 0.74 vehicles per unit, and the peak demand for the market rate housing was
about 0.99 vehicles per unit.

Within its TOD overlay, the City of Kenmore establishes different parking
standards for affordable and market rate units, requiring 1.0 parking space per
market-rate unit and 0.6 parking space for each affordable or senior dwelling
unit.

Staff recommends the following parking standards for TOD development at the
Kingsgate site:

Residential 1.0 per market rate unit, plus guest
parking: .05 per unit
.75 per affordable unit

Residential Suites 1.0 per unit (with provisions to reduce to
0.5 if parking is managed)

Restaurant/tavern 1 per 125 sq. ft of gross floor area

Retail 1.0 per each 350 sq. ft. of gross floor
area

Office 1.0 per each 350 sq. ft. of gross floor
area

Hotel/Motel 1.0 per each room

Public or Private College or University and | KZC 105.25 (case by case)
Related Facilities

Entertainment, cultural, recreational KZC 105.25 (case by case)




The option to propose a reduction in parking stalls through the modification
provisions would also be available for development at the Kingsgate site.

Does the PC agree with the proposed parking standards? Is any additional
information needed to provide direction on this topic?

Green Building

The Sound Transit parking garage and the TOD development will be required to
be designed, built and certified to achieve or exceed green building standards.
The comments and attached design criteria provided by Sound Transit in
Attachment 2 describe the measures typically provided in its facilities. Staff is
continuing to review these documents. Preliminary green building requirements
for the TOD development appear in Attachment 5 and may be revised following
additional staff review.

Bicycle storage and restrooms

The PC discussed the topics of bicycle storage and restrooms at the Sound
Transit garage. According to information provided by Sound Transit (Attachment
2), the agency does not provide public restrooms:

“Per ST Motion No. 98-67, which establishes criteria for public restrooms,
the lack of staffing, cost-effective maintenance, concessions, and
customer service facilites does not support provision of public restrooms
at the Kingsgate Park and Ride. The potential pubic benefit of restroom
access would be offset by security concerns and costly ongoing
maintenance at this locaton. Public restrooms have more typically been
provided at transit centers and termini and not at park-and-rides”.

According to Attachment 2, Sound Transit intends to provide 20 bicycle rack
spaces and 16 bicycle locker spaces, in addition to the existing bicycle lockers on
site, provided by King County Metro.

Staff recommends that if the PC is interested in ensuring that the Kingsgate site
provide a public restroom, the requirement be tied to development of the TOD.
The draft regulations (Attachment 5) include a placekeeper for design guidelines
that would call for additional amenities for TOD on a larger site, including a
possible requirement for a public restroom.

Does the PC have direction for staff on this topic?

Additional Issues: Affordable housing incentives in commercial development

ARCH staff has suggested that the City of Kirkland consider the opportunity for
the application of a “linkage” program for commercial development in TOD at the
Kingsgate site. The proposed amendments would increase building height for
development at the site, thereby providing an opportunity for an incentive
program to include affordable housing requirements. The requirements can be
tied to commercial development as well as residential, which may directly or



indirectly create lower wage jobs. At the Kingsgate site, this type of program
could help to offset subsidy gaps for affordable housing by collecting payments
from hotel, office or other commercial development. In Attachment 3, Lindsay
Masters provides more information about the opportunity and background about
how this type of program is structured in several other cities.

Staff recommends that this concept be studied as a more comprehensive
citywide program, rather than for this specific site.

Is the PC interested in exploring this concept at the Kingsgate site? Does the PC
have direction for staff on this topic?

Next Steps

Staff from the City of Kirkland and Sound Transit plan to attend a meeting of the Juanita
Neighborhood Association on November 11, 2019 to provide project updates and gather
input on the preliminary amendments under consideration.

Staff will incorporate community input and direction from the Planning Commission into
draft amendments to the Zoning Code and KMC (Design Guidelines). The Planning
Commission should indicate whether staff should schedule another study session or take
the amendments to public hearing before the PC in February 2020.

Since WSDOT will begin to receive responses to its RFP early next year, staff will work
with WSDOT to identify areas where revisions to the draft regulations may be
appropriate in response to development proposals. The PC will consider any changes at
the study session or public hearing on the proposed amendments.

Attachments

Resolution R-5325

Comments — Sound Transit

Comments — ARCH

Draft amendments — Parking Garage

Draft amendments — TOD

Site map with dimensions

Transportation Engineering Northwest, Parking Study for Esterra Park Block 6B,
Redmond

N AW

CC: CAM19-00129
Lorrie McKay, Imckay@kirklandwa.gov
June Carlson, jcarlson@kirklandwa.gov
Lindsay Masters, Imasters@bellevuewa.gov
Michael Stanger, mstanger@bellevuewa.gov
Anthony Buckley, WSDOT, bucklea@wsdot.wa.gov
Cynthia Padilla, Sound Transit, Cynthia.padilla@soundtransit.org
Gary Yao, Sound Transit, gary.yao@soundtransit.org
Jim Stanton, jstanton@microsoft.com
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Attachment 1

RESOLUTION R-5325

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF KIRKLAND
APPROVING OBJECTIVES FOR THE DEVELOPMENT OF TRANSIT-
ORIENTED DEVELOPMENT AFFORDABLE HOUSING AND EXPANDED
PARK AND RIDE FACILITIES AT THE KINGSGATE PARK AND RIDE SITE.

WHEREAS, the Washington Department of Transportation
(WSDOQT) owns the property on which the Kingsgate Park and Ride is
situated; and

WHEREAS, King County Metro maintains and operates the
existing 502 parking stalls at the Kingsgate Park and Ride to serve transit
riders; and

WHEREAS, the voter approved regional transit system expansion
plan (ST3) will provide Bus Rapid Transit (BRT) along I-405, a BRT
station at the Totem Lake inline freeway station adjacent to the
Kingsgate Park and Ride, and will add a 600 parking stall garage at the
Kingsgate park and ride site, expanding the existing parking capacity by
400 net new parking stalls for a total of 902 stalls to serve the BRT on
I-405 by 2024; and

WHEREAS, the City Council supports WSDOT, King County Metro
and Sound Transit in agency efforts to make transit successful
throughout the region and in Kirkland; and

WHEREAS, in 2015 the City Council adopted Ordinance 0-4495
amending the Totem Lake Business District Plan to provide revised goals
and policies for the Totem Lake Business District and Urban Center; and

WHEREAS, the goals and policies for the Totem Lake Business
District and Urban Center support transit-oriented development (TOD)
at the Kingsgate Park and Ride site and provide specific objectives for
this development; and

WHEREAS, the City Council has consistently expressed its
support for TOD at the Kingsgate Park and Ride site to WSDOT and
Sound Transit since 2015; and

WHEREAS, in the 2017 State transportation budget (ESB 5096),
the legislature directed the Washington State Department of
Transportation (WSDOT) to work with agency partners to investigate
opportunities for a TOD Pilot Project at its Kingsgate Park and Ride; and

WHEREAS, in April 2018 the Sound Transit board adopted its
Equitable TOD policy to reflect ST3 and RCW 81.112.350 direction to
implement a regional equitable TOD strategy during planning, design,
construction and operation of the high-capacity transit system; and

11
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WHEREAS, the City Council approved Resolution R-5313 in 2018,
which adopted the Housing Strategy Plan and 2018-2020 Housing
Strategy Work Program, supporting increased housing choices including
housing related to TOD at the Kingsgate Park and Ride; and

WHEREAS, the City Council has determined that it is important
to further identify the objectives for development of TOD at the
Kingsgate Park and Ride site, with the most important TOD objective
being the development of affordable housing on the site; and

WHEREAS, each of the provisions of this Resolution set forth
below express the City Council’s policy objectives related to the
development of TOD at the Kingsgate Park and ride site.

NOW, THEREFORE, be it resolved by the City Council of the City
of Kirkland as follows:

Section 1. A range of housing affordability — Ensure that housing
on the site includes a combination of affordable and market rate
housing. A majority of the housing should be affordable housing with a
significant share affordable at moderate and/or lower income levels and
including some units that are accessible to those with disabilities.

Section 2. Employment generation — Consider opportunities for
uses that will contribute to Kirkland's jobs and housing balance, bringing
employment to the Totem Lake Urban Center, a Kirkland economic
engine and focus for jobs and activity.

Section 3. Mix of uses — Based on market feasibility, consider
ground level retail to provide services and opportunities for businesses
that support transit riders, residents and surrounding neighbors.

Section 4. Complete by 2024 — Proceed with the TOD project in
a timeframe that aligns with the opening of BRT and associated stations
on I-405 as part of a project funded by Sound Transit.

Section 5. Feasibility — Work with partners to develop a project
that is financially feasible and meets the project minimum criteria for
additional park-and-ride parking spaces as defined in ST 3, transit
operations and consistent with Metro, WSDOT, Sound Transit and City
Plans.

Section 6. Coordination — Coordinate among the City, WSDOT
and Sound Transit to develop appropriate permit review and inspection
processes that are efficient and avoid conflict and redundancy to the
extent practical and consistent with the goals of the TOD project.

Attachment 1
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R-5325

Section 7. Attractive, high quality development — Develop an
attractive site and building complex that is compatible with the
surrounding areas. Development should be consistent with applicable
City quidelines and standards, with appropriate building scale and
massing for the site and adjacent residential uses. As appropriate and
feasible, apply “green” building techniques in development. Adopt
Crime Prevention Through Environmental Design (CPTED) principles to
help provide safe and secure facilities. Explore building, housing and
parking over 116" Avenue NE at this location.

Section 8. Impact mitigation — Exercise best efforts to minimize
and mitigate traffic, visual, noise and other impacts of the TOD
development to surrounding streets and residential areas. Coordinate
with other projects and development such as the I-405 ramps at NE
132" Street and other Totem Lake development projects. Vehicular
access points should be minimized to avoid congestion and safety
problems. Encourage access to and through the site using alternative
modes such as pedestrian and bike access. Develop the site to enhance
these access options including bike parking and sidewalk access.

Section 9. Construction impacts — Exercise best efforts to
minimize construction impacts at the site to transit operations and park-
and-ride users and the surrounding areas. Coordinate construction with
local projects including the 1-405 BRT and 132nd ramps. Coordinate
construction impacts and utilize City outreach resources. Ensure that
some park and ride facilities, in as much as reasonably practicable,
remain open and available at all times during construction and avoid
parking impacts on the neighborhood during construction.

Section 10. Public engagement — Engage with the surrounding
community and interested parties in the development of standards for
TOD. Coordinate City staff with agency partners when engaging with
the public.

Section 11. Expand park-and-ride capacity to meet the goals of
the City and agency partners — Add park-and-ride parking spaces to
meet long-range needs related to the planned I-405 BRT, Metro
Connects plans and future development. Improve transit facilities at the
site with enhancements that address emerging technologies for vehicle
charging. Consider future flexibility of the parking structure with
emerging technologies such as autonomous vehicles. Preserve the park-
and-ride as a long-term use for transit service and transit riders.

Section 12. Communication with agencies — City staff shall
distribute copies of the policy objectives stated in this Resolution to all
regional partners.

Passed by majority vote of the Kirkland City Council in open
meeting this 6" day of August, 2018.

Attachment 1
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Signed in authentication thereof this 6" day of August, 2018.

AmWalen, Mayor

Attest:

Ka%‘i Anderson, City Clerk
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Attachment 2

Dorian Collins

From: Yao, Gary <gary.yao@soundtransit.org>

Sent: Friday, October 4, 2019 11:31 AM

To: Dorian Collins

Cc: June Carlson; Padilla, Cynthia

Subject: [-405 BRT - Kingsgate Code Amendment Feedback

Attachments: DCM 21-Lighting - Amendment 3.pdf; 10-Landscaping.pdf; DCM-09-Stations and Facilities -

Amendment 3.pdf; DCM-31-Parking Facilities - Amendment 1.pdf

Hi Dorian,

Thank you for the opportunity to provide feedback on the code amendment framework proposed for the Kingsgate
park-and-ride and your patience in anticipating our response.

As you move forward with developing the draft code based on the code amendment framework, Sound Transit
respectfully requests that the City consider the following proposals and supporting information:

(Land Use Entitlement) Invite the Design Review Board (DRB) to officially provide input on the proposed code
amendment and retain Process | Zoning Permit approval for the proposed Sound Transit Kingsgate Garage.

While Sound Transit understands that projects of this scale typically require DRB review, Sound Transit believes
that early DRB involvement is more conducive to a successful design than providing an opportunity for DRB
review after design guidelines have already been established. Due to the relatively straightforward program of a
parking garage, Sound Transit also believes that the ability of the DRB to contribute to the applicable design
guidelines will provide design oversight for the project equivalent to that of later DRB review. Additional
opportunity for DRB review and recommendation can be provided if Sound Transit's design-build contractor
deviates from the design guidelines.

(Bicycle Parking) Align the required bicycle parking quantity and design with the Sound Transit Bicycle Program
team's analysis (the System Access Strategic Plan, which will have more formal methodology for guidance) and
Sound Transit Design Criteria Manual (DCM).

Currently, Sound Transit intends to provide 20 bicycle rack spaces and 16 bicycle locker spaces, in addition to
the existing 8 bicycle lockers provided by King County Metro (KCM). This was based on PSRC guidance and
further refined based on factors such as existing/planned bicycle infrastructure in the vicinity and whether it is a
terminus station. Please see p. 9-49, 9-66 - 9-68 of the attached DCM chapter for bicycle parking
area/rack/locker standards. Due to maintenance considerations bicycle repair stations are not desired.

(Public Restroom) Remove the public restroom requirement.

Per ST Motion No. 98-67, which establishes criteria for public restrooms, the lack of staffing, cost-effective
maintenance, concessions, and customer service facilities does not support provision of public restrooms at the
Kingsgate Park-and-Ride. The potential public benefit of restroom access would be offset by security concerns
and costly ongoing maintenance at this location. Public restrooms have more typically been provided at transit

centers and termini and not at park-and-rides.

(Pedestrian Connections) Clarify what type of pedestrian connections are expected.
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Sound Transit will ensure adequate non-motorized connections are provided between the garage location and
existing sidewalk where an existing crosswalk/covered sidewalk was previously constructed by Sound Transit to
connect to Totem Lake Station. Potential crosswalk enhancements can be further discussed.

(Front Setback) Consider the relationship between the required front setback, the footprint needed for 400 net
additional Sound Transit parking spaces, and the amount of land remaining for potential WSDOT-led TOD.

(Front Setback) Consider that a "public space" or plaza between the garage and 116th Way NE is undesirable
due to its location between structured parking and the freeway and the lack of adjacent uses that can provide
informal surveillance and populate the space. Sound Transit recognizes that the City is still concerned with the
pedestrian experience along 116th and intends to provide an appropriate mix of facade treatment, landscaping,
and/or art to address pedestrian experience. If a "public space" or plaza is required, Sound Transit would prefer
providing a space for future development and activation by the TOD developer.

(Side/Rear Setbacks) Ensure the side and rear setback specified is consistent with the distance between the
property line and the edge of existing landscape buffers along the site’s south and west sides.

(Height of Structure) Provide a maximum height of 60', the needed height based on conceptual drawings.

(Landscaping) Include provisions for removal of hazard trees/trees in poor health and trees that result in security
concerns. It is Sound Transit's intent to retain all trees in the existing landscape buffers along the site’s south
and west sides, barring the aforementioned conditions and barring any unforeseen constructability conflicts.

Required additional trees cannot be excessively tall due to maintenance concerns and must branch 7-8' above
grade at 10-year growth. Please see the attached DCM chapter for additional landscaping standards.

(YBD Design Guidelines) Remove the ground-floor commercial space requirement.

As previously discussed during TOD feasibility process, successful retail is not feasible at this location. The
parking garage will be designed to address pedestrian scale and experience along 116th.

(YBD Design Guidelines) Include provisions for landscaping that address how landscaping interfaces with
required facade treatment, as well considering CPTED principles in required landscaping.

Green or living walls should not be required to screen the parking garage. Additional information on Sound
Transit policy for green or living walls may be referenced on p. 10-19 of the attached DCM chapter.

(YBD Design Guidelines) Clarify what is meant by obscuring view of parked cars and avoid any requirement for
100% opacity.

Sound Transit intends on using the existing landscape buffers as the primary means of screening the garage
while supplementing with additional structural/architectural elements and/or art as needed/as is possible
where the garage remains visible from adjacent properties.

(Noise Standards) Avoid any noise standards and prescriptive noise mitigation methods beyond the existing
noise regulations of Kirkland Zoning Code (KZC) 115.95.

SEPA environmental review will assess consistency with KZC 115.95, and the Kingsgate garage will be designed
to comply with KZC 115.95. As the Kingsgate garage will most likely be delivered via design-build, it is unknown
whether prescriptive noise mitigation methods will be feasible with the final design.

(Gateway Standards) Remove gateway standards from applying to the Kingsgate garage.
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It is not on the Sound Transit portion of the site and is out of scope. The gateway can be more appropriately
provided by the potential future TOD.

e (Facade Treatment Standards) Include provisions that allow for flexibility in the amount/type of fagade
treatment that corresponds with site-specific conditions.

Sound Transit understands that due to proximity with adjacent residential development, the west and south
facades will have the highest need for screening and facade treatment. As previously noted, Sound Transit
intends on using the existing landscape buffers as the primary means of screening the garage while
supplementing with additional structural/ architectural elements and/or art as needed/as is possible where the
garage remains visible. With the existing west landscape buffer, which is vegetated with dense thickets of trees,
and existing south landscape buffer, which is vegetated with a less dense thicket of trees, facade treatment may
not be provided extensively as it would be on an unscreened facade.

While the east facade will not be screened by a landscape buffer with a dense thicket of trees, it is directly
adjacent to I-405 and the nearest adjacent development (separated by trees on both sides of 1-405 and 1-405
itself) is nearly 400" away. At this scale, any discernible facade treatment provided on upper stories will have
minimal aesthetic benefit. Facade treatment on the east facade should instead be focused on ensuring
pedestrian scale and improving the pedestrian experience along 116th.

On the north facade, as much facade treatment as is feasible will be provided, due to proximity and no
landscape buffer between the garage and potential future TOD.

e (Facade Treatment Standards/Materials) Avoid brick, highly detailed masonry, or other similarly costly
material/facade treatment standards that would jeopardize the financial feasibility of the project.

e Align the scale, material, facade treatment, building entries, light trespass/roof lighting standards with the
attached DCM chapters and provide additional standards where the DCM does not sufficiently address
local/site-specific conditions.

If possible, we would like to schedule a meeting to go over our feedback above before the 10/24 Planning Commission
study session, either before or after the draft staff report is issued next week.

Please do not hesitate to let me know if you have any questions. Sound Transit really appreciates all of your efforts in
moving the code amendment forward. We look forward to collaborating with the City to build an asset for the
community that is sensitive to its surroundings and maximizes the site’s potential for future transit-oriented
development (TOD).

Thanks,
Gary

Gary Yao | Senior Land Use Permitting Administrator
Pronouns: He/Him/His

0:206.903.7071

Sound Transit

401 S Jackson St

Seattle, WA 98104

Follow us on Facebook & Twitter!

17



Attachment 2

18



Attachment 2

19



Attachment 2

20



Attachment 2

21



Attachment 2

22



Attachment 2

23



Attachment 2

24



Attachment 2

25



Attachment 2

26



Attachment 2

27



Attachment 2

28



Attachment 2

29



Attachment 2

30



Attachment 2

31



Attachment 2

32



Attachment 2

33



Attachment 2

34



Attachment 2

35



Attachment 2

36



Attachment 2

37



Attachment 2

38



Attachment 2

39



Attachment 2

40



Attachment 2

41



Attachment 2

42



	1_Attachment 1 - Resolution R-5325
	2_Comment Letter - Sound Transit sfs
	Comments - Sound Transit October 2019
	09-Stations and Facilities - Amendment 3_Unsecured_Excerpted




