
CITY OF KIRKLAND 
123 FIFTH AVENUE, KIRKLAND, WASHINGTON 98033-6189 (425) 587-3249 

DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
MEMORANDUM 

To: Houghton Community Council 
 Planning Commission 

From: Dorian Collins, AICP, Senior Planner 
Paul Stewart, AICP, Deputy Director 

Date: February 3, 2011 

Subject: SOUTH KIRKLAND PARK & RIDE – File ZON10-00014 
DIRECTION FOR ZONING CODE AMENDMENTS AND DESIGN GUIDELINES  

RECOMMENDATION 

Provide direction to staff on the questions proposed in this memorandum.  Staff will revise the 
draft language according to the direction given, and present revised text to the Planning 
Commission and Houghton Community Council at the public hearing on March 24th.

BACKGROUND

At the meeting on February 10th, the Planning Commission and Houghton Community Council 
will consider the recommendations presented in this memorandum for code amendments and 
design guidelines to enable transit-oriented development (TOD) at the South Kirkland Park and 
Ride site.  Direction to staff will be incorporated into the draft language and included in the 
materials presented at the next public workshop, scheduled for March 3rd (see Schedule 
discussion).  Your next opportunity to review the revised documents would be at the public 
hearing, scheduled for March 24th.

Should additional discussion time be needed for the Commission or Community Council, 
changes to this schedule may be appropriate.  The Schedule section of this memo presents 
options that are available if additional meeting time is desired. 

Public Outreach 

Public Meeting History

In 2008, the Kirkland City Council adopted amendments to the Lakeview Neighborhood Plan for 
the South Kirkland Park and Ride and in January 2009, the Houghton Community Council 
approved the amendments.  King County’s intent at that time was to develop the entire 
property including the Bellevue portion.  King County submitted an application to Bellevue for a 
proposed Comprehensive Plan amendment.  Due to other citywide priorities, Bellevue chose not 
to consider the proposal. 
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Following that decision, King County revised the concept for a project on the Kirkland portion of 
the site.  Kirkland had Comprehensive Plan policy direction for a TOD at the site but needed to 
revise the zoning to implement the policy.  

In January 2010, the City also began work on the Lakeview Neighborhood Plan.  A Lakeview 
Advisory Group was formed to provide comments and recommendations on the neighborhood 
plan update.    On March 30 2010, staff presented an overview and description of the TOD 
concept to a joint meeting of the Central and Lakeview Neighborhood Advisory Groups.  On 
June 2, a special meeting of the Lakeview Advisory Group was held for the purpose describing 
the adopted plan policies and code amendment process for the TOD.  The meeting was an 
opportunity to ask questions and make comments on the adopted policy and King County’s 
feasibility study exploring the TOD concept.   On July 13 2010, the Lakeview Advisory Group 
met on the South Kirkland Park and Ride property with a facilitated round table discussion.  
Each member expressed their concerns or comments related to the proposal and the comments 
were recorded on flip charts. The notes from both meetings are included as Attachment 1. 

On August 23rd the preliminary recommendation and comments from the Lakeview Advisory 
Group for the Lakeview Neighborhood Plan were presented to a joint meeting of the Houghton 
Community Council and Planning Commission.  Discussion comments “not in support” and “in 
support” of the TOD proposal were part of that discussion.  The consensus of the Advisory 
Group was not to support housing especially affordable housing at the park and ride site.  A 
section from the staff report for this meeting is included as Attachment 2. 

On September 21, 2010 the City Council confirmed that the Comprehensive Plan policy direction 
was appropriate to guide the preparation of future regulations for the TOD.  At that meeting the 
Council directed staff to initiate the preparation of the regulations.   

Since Bellevue chose not to consider changing its Comprehensive Plan on the Bellevue portion 
of the site, coordination with the City of Bellevue has been a key issue and the City’s policy calls 
for that coordination to occur.  This issue was also raised during the Lakeview Neighborhood 
Plan discussions.  Staff from Kirkland, Bellevue and King County developed a set of “Principles 
of Agreement”.  These principles outline the mutual objectives for the proposal as it pertains to 
the zoning, site development, permitting, timing, public outreach and feasibility.  The draft 
principles were approved by the Kirkland City Council on November 16, 2010 and transmitted to 
the City of Bellevue.  The Bellevue City Council reviewed the principles as approved by Kirkland 
at a December study session and approved them with revisions on January 4, 2011.  The 
Kirkland City Council approved the revised version on January 16, 2011 (see Attachment 3). 

On December 13 2010, staff presented the plan for public outreach and schedule for the code 
amendments to a joint meeting of the Planning Commission and Houghton Community Council 
(HCC).  The schedule laid out a series of public workshops and study sessions before the 
Commission and Community Council with a public hearing to be held in the spring and action by 
the Planning Commission, HCC and City Council in May or June of 2011.  At the meeting, staff 
also outlined the approach to the zoning and design standards that would be brought to the 
HCC and Planning Commission following the public workshops.  That packet can be accessed at 
the following link: December 13, 2010 Packet.
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Public Workshops

Public Workshops were held on January 20th at Northwest University and on January 25th at City 
Hall.  Both workshops had the same format.  Approximately 25 people signed in attending the 
first workshop and 36 people signed in for the second workshop.  Several City Council, 
Houghton Community Council and Planning Commission members attended one or both 
workshops to observe.   Marilynne Beard facilitated the workshops.  Staff representatives from 
the City, King County and ARCH described the project background and concept.  Staff from the 
City of Bellevue was also in attendance and responded to questions. Following the presentation, 
the participants (excluding Council and Commission members) met in small groups at tables to 
discuss a central question regarding the park and ride: 

“How can zoning regulations, design guidelines and project requirements assure 
that a TOD is as well-integrated as possible with the surrounding neighborhoods?”

Each table had a facilitator (staff or volunteers from Kirkland and Bellevue).  Comments and 
questions were recorded on flip charts.  The comments were then transferred to “sticky notes” 
and pasted up on the wall under four “buckets” or topics.  The “buckets” were a way to 
organize the comments under various processes.  Although a key objective of the workshops 
was to solicit input for the development of zoning regulations and design guidelines for the 
TOD, the workshops also provided an opportunity for questions and comments that may be 
more appropriately addressed through other processes, such as King County’s Request for 
Proposals (RFP), the permitting process, or other planning processes underway or planned for 
the future.  The objective was to gather as much community input as possible and to assign it 
to one or more of the processes where it can be addressed.  The comments were organized by 
the following processes: 

• Zoning Regulations/Design Guidelines 
• Request for Proposals (RFP) 
• Project Review/Permitting 
• Project Management 

Another category consisted of comments that didn’t easily fit into the four processes noted 
above.  At the end of the exercise, the facilitator for each table reported out to the larger 
group. 

Attachment 4 is a summary of the comments from both workshops.  Attachment 5 is the “raw” 
data – that is, the individual comments by the participants as recorded on the flip charts and 
transferred to sticky notes.  In many cases, similar comments appear in more than one column. 
For example, the concern that parking provided for both transit riders and TOD residents 
appears as “adequate parking” (or in similar terms) in all four columns.  Since this issue is one 
that may be addressed to some extent in each of the processes, the comments are spread 
throughout the matrix.  

While the initial focus will be on those items that can be addressed with the zoning code and 
design guidelines, the comments are also helpful in providing input and guidance on the RFP, 
permitting and management of the project since these items were raised at the workshop. 

In looking at the summary a number common issues emerged.  Having an attractive project 
that incorporates high quality design standards was an important consideration for participants 
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along with fitting the project into the surrounding neighborhood.  Good screening, landscaping 
and buffering were noted in both workshops.  Concerns that adequate parking be provided for 
the residential development were expressed several times at both meetings.  Comments on 
affordable housing ranged from support to specifying a minimum amount to suggestions that 
other locations might be better suited for affordable housing. 
Including some level of commercial services was generally supported (dry cleaner, grocery, 
coffee shop).  A number of comments related to traffic impacts, circulation, access and bike and 
pedestrian connections.  Several comments related to the management of the project during or 
after construction (e.g. manage parking during construction, address safety and security, and 
ensure the management has a good track record). 

For the workshops, staff had also prepared a number of handouts with background materials 
and additional information.  These are noted in Attachment 6 and include the following: 

� What is Affordable Housing? (handout) 
� Draft Decision and Implementation Process (flow chart) 
� Transit Oriented Development at the South Kirkland Park and Ride (FAQ and fact 

sheet) 
� Kirkland Housing Element (relevant goals and policies) 
� Research Related to Property Values and Crime (handout) 

Outreach and Information Materials

Along with the workshops, study sessions and public meetings there have been a variety of 
outreach efforts and activities to raise awareness of the proposal and engage the public as 
noted below. 

� Postcard notices have been mailed to 433 residents and property owners within 600 feet 
of the site.  Public notice signs have been posted on the property. 

� The City has a web page with detailed information explaining the proposal that includes 
background material, the schedule for meetings, links to other resources and how to 
provide input. 

� The City has issued press releases regarding the workshops and e-mail notices have 
been sent to a variety of city list servs.  The 4th Quarter, 2010 City Update Newsletter 
released in December included an in-depth article on the proposed TOD regulations for 
the Park and Ride site. 

� At public meetings before the City Council, HCC and Planning Commission, under Items 
from the audience, people have provided comments on the proposal. 

� Information on the workshops and the proposal were posted as a “rider alert” at the 
transit station at the Park and Ride lot. 

� Staff has presented the concept to interested parties including the Market Neighborhood 
Association, the Kirkland Business Roundtable and Eastside Preparatory School. 

� The Kirkland Reporter ran an editorial on the proposal in the November 26, 2010 edition 
and the King County Daily Journal of Commerce published an article on the project on 

4



 
February 4, 2011 
Page 5 

January 14, 2011.  In addition there have been various articles and letters to the editor 
in the Reporter. 

� Kirkland Views and Kirkland Patch have posted comments on their respective blogs. 

� E-mail comments and letters have been submitted to the City (see Attachment 7). 

Zoning Code Amendments and Design Guidelines

As new zoning and design standards are developed for a TOD at the South Kirkland Park and 
Ride site, many sources of input should be considered.  The adopted policies in place for the 
site in the Lakeview Neighborhood Chapter of the Comprehensive Plan identify the following 
guiding principles for TOD: 

� Provide for affordable housing 
� Ensure high quality site and building design 
� Maximize the effectiveness of TOD  
� Provide for coordination with the City of Bellevue 

Other key sources include input from the Lakeview and Central Houghton advisory groups 
through their plan update processes and the emerging vision for the Yarrow Bay Business 
District, comments received from the general public throughout the study process, the Mutual 
Objectives and Principles of Agreement approved by both Kirkland and Bellevue, and input 
collected at the two public workshops on this topic held in January.   

For some issues, the types of input to this process are in conflict with each other.  In these 
areas, the zoning and design standards should strive to seek balance between the guiding 
objectives of the Comprehensive Plan which support the development of the site with TOD, 
while incorporating standards to address issues and direction provided through the other 
sources of input.   

Draft Proposed Changes to Zoning Standards

Along with amendments to the Kirkland Zoning Code to allow for and regulate transit-oriented 
development at the South Kirkland Park and Ride, a change to the Zoning Map to rezone the 
site from PO (Professional Office) to “YBD 1” would be necessary.  The site lies within the area 
under consideration as the “Yarrow Bay Business District”, through the concurrent Lakeview 
Neighborhood Plan update.  The emerging direction for the Business District calls for more 
mixed use with residential, offices and commercial services, additional building height, 
pedestrian orientation, and pedestrian and bicycle connections. The study underway suggests 
the creation of four subareas within the Yarrow Bay Business District, to be designated YBD 1-4.  
The boundaries of the South Kirkland Park and Ride site would comprise the YBD 1 zone (see 
Attachment 8). 

Attachment 9 presents a preliminary framework for changes to the zoning regulations to allow 
transit-oriented development at the South Kirkland Park and Ride site.  Staff recommends that 
the following key changes be made: 

� Creation of a new Use Zone Chart for the YBD 1 zone 

5



 
February 4, 2011 
Page 6 

� Retention of all of the permitted uses and development standards currently in place for 
the site (see PO Zoning Chart), with the following limited proposed changes: 

o Change in “Required Review Process” from “None” to “Design Review, Chapter 
142, KZC” (design review is discussed in the section that follows).   

o Change to language under “Height of Structure” to delete text referring to 
maximum height where adjoining a low density zone.  Since the site does not 
adjoin any low density zones, this language is not relevant.  The correction 
would retain the remaining text: “30’ above average building elevation”.   

� Addition of two new permitted uses: 

1. Attached or Stacked Dwelling Units 

2. Independent Structured Parking 

The key issues associated with the two new proposed use listings are discussed below.  
Questions posed to the Community Council and Planning Commission follow. 

1. Attached or Stacked Dwelling Units Use - Discussion

This first use listing noted above would allow multifamily residential development within the 
zone, and establish the standards for transit-oriented development through the combination of 
density, mix of uses and design elements addressed by the regulations and guidelines.  Key 
elements addressed in this use listing include: 

� Building Height:  The recommended building height is 53 feet.  This height would 
accommodate about 5 stories of mixed use development, with a 13’ ground floor ceiling 
height (typical requirement for retail and office space), and four floors of residential use 
at the typical floor-to-ceiling height of 10 feet per floor.  While this recommended height 
maximum of about five stories is greater than the desired height expressed by some 
members of the public, it is consistent with the initial direction for building heights 
discussed for the Yarrow Bay Business District, and is typical of other mixed use 
developments located in the Plaza at Yarrow Bay and in Kirkland’s downtown (see 
Attachment 10).   

 The portion of the park and ride within the City of Kirkland slopes approximately 20’ 
from the highest point along NE 38th Place to the lowest point near the site’s north 
property line.  Since the City’s height regulations consider existing topography, a 
structure built within this area under the proposed limitations for building height could 
range from about four stories at the south end to six stories at the north end of the site 
(portions of the parking structure that are above grade would be included in the 
calculation of building height).  Design guidelines (see Attachment 11 and discussed in 
the next section of this memo) would require building modulation and upper story step 
backs to address building scale and massing. 

� Residential Density:  The number of residential units allowed within the TOD would be 
determined by the height and setback restrictions rather than a maximum density 
standard.  This approach is typical for all of the City’s commercial districts, and is 
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anticipated to be the method used for multifamily development elsewhere in the Yarrow 
Bay Business District.   The preliminary TOD concept developed by King County included 
about 200 to 250 units within its design.  Since the Kirkland portion of the Park and Ride 
site is 3.65 acres in size, the resulting density for this design concept would be 
approximately 55-68 dwelling units per acre.  

Several of the existing developments presented in Attachment 10 are relatively similar in 
scale to what might be developed as transit-oriented development at the site under the 
recommended zoning standards.  The Chelsea Apartments within the Juanita Village 
development, for example, contains 196 units, on a 2.8 acre site.  The project is similar 
in scale, but slightly more dense, at about 70 units per acre.   

� Parking: Neighbors and others present at the recent public workshops emphasized that 
the issue of adequate parking for residents and transit users must be addressed.  King 
County staff has recommended that the parking standards for TOD at the site be 
established during the RFP process, when more information about project design and 
feasibility will be available.  As proposed, the draft zoning regulations call for parking 
requirements to be determined on a case by case basis, though Chapter 105 of the 
Zoning Code.  Since the TOD is a new and unique use, with higher than typical transit 
use by the future residents expected, a parking requirement is difficult to establish at 
this point.  In other TODs in the region, developments have generally proposed and 
been successful with significant reductions in parking stalls provided for residents.   

Under this approach, minimum criteria for parking could be established through the RFP 
process, and the City would reserve the opportunity to review a parking study for any 
development proposal.  Specific objectives could be developed that would be required to 
be addressed when determining the minimum standards for parking to be provided for 
residential use.  

 In terms of background on this topic, the standard requirement for parking in 
multifamily zones in the city is 1.7 stalls per unit.  In recent years however, when new 
zoning standards have been developed in the Totem Lake neighborhood where transit-
oriented densities and development is planned, regulations call for parking requirements 
to be determined on a case by case basis, to allow location and proximity to transit to be 
considered in determining appropriate standards.   Similarly, in Kirkland’s downtown, 
recent changes to the Zoning Code have established parking requirements that relate to 
unit size (e.g., one stall required per bedroom).  These changes were precipitated by 
frequent requests for parking reductions, a review of parking studies for development 
and to acknowledge the proximity of housing to transit in this area. 

� Housing Affordability and Multifamily Tax Exemption:   The proposed zoning standards 
include the following requirements for affordability: 

� For rental housing: 
o A minimum of 20 percent of the total residential units shall be affordable at 

50% and 70% of median income, with a minimum of 10 percent of total 
residential units affordable at 50% of median income.   

� For ownership housing: 
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o A minimum of 20 percent of total residential units shall be affordable housing 
units as defined in Chapter 5 KZC. 

These requirements are intended to respond to the direction provided in the 
Comprehensive Plan for TOD at the site.  This language is written to ensure that, for 
rental housing, at least 10% of the units will be affordable to low income households 
(50% of median income), and that an additional 10% will be affordable to low or 
moderate income households (up to 70% of median income).  The flexibility provided in 
the language is intended to encourage future development proposals to strive to provide 
a greater number of units at lower affordability levels.  For ownership housing, at least 
20% of the total units would be required to be affordable to low income households 
(50% of median income). 

The additional standards provided in the draft zoning chart are similar to those that exist 
in the Zoning Code (Chapter 112) that apply to multifamily development throughout the 
City. Since some sections of this Chapter may not apply to the TOD, many that will apply 
are included here.  Staff will continue to work with these regulations in an attempt to 
simplify and reduce the number that need to be expressed in the zoning chart. 

An additional incentive for affordable housing that could be provided to transit-oriented 
development at the site would be to extend the City’s Multifamily Tax Exemption (MFTE) 
provisions to the YBD 1 zone, or perhaps to the entire Yarrow Bay Business District.  
The existing program allows for an 8-year property tax exemption when 20% of total 
units are affordable at 50% of median income.  ARCH has recommended that this 
provision be extended, as it provides a significant incentive for the development of 
affordable housing.  The extension of this program to include the South Kirkland Park 
and Ride site and/or the Yarrow Bay Business District would require a public hearing 
before the City Council and Council approval of amendments to the Kirkland Municipal 
Code.

Arthur Sullivan will be available at the meeting on February 10th to provide additional 
information and to respond to questions about the recommended provisions for housing 
affordability and the possible extension of the MFTE provisions to this area. 

� Size Limitation for Retail Use:    The proposed regulations include a size limitation for 
retail uses of 15,000 square feet within the TOD.  This restriction is suggested as a 
means to allow for a small grocery store (such as Trader Joe’s, with 9,500 square feet), 
or a drug store (12,000-14,500 square feet), but to prevent the siting of a larger “big 
box” store, that would generate significant parking demand and not be consistent with 
the desired character for the Yarrow Bay Business District.  This limitation is consistent 
with the square footage limitation being considered for retail uses throughout the 
Yarrow Bay Business District. 

� Non-residential uses restricted to bottom two floors:   The draft regulations restrict non-
residential uses to the first two floors of structures in this zone.  The restriction is 
recommended to ensure future development meets the objective for TOD at the site 
expressed in the Lakeview Neighborhood Plan, “The city of Kirkland has identified 
transit-oriented development at the South Kirkland Park and Ride as a key affordable 
housing strategy.  The City supports multifamily residential as the predominant use of 
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the site in a transit-oriented development project, with a variety of other uses to be 
allowed as well”. 

� Commercial Uses on Ground Floor:   The proposed regulations call for a retail presence 
on the ground floor of structures, adjacent to NE 38th Place.  Limited non-retail uses, 
such as schools and day-care, and cultural and recreational uses would also meet these 
requirements.  The regulation that at least 50% of the linear frontage of the ground 
floor be in these uses is intended to address the objective for a vibrant, pedestrian-
oriented environment, and to provide the opportunity for services to be available to 
residents and transit users.  Many of the design guidelines proposed for the zone would 
also contribute to the pedestrian environment in this area. 

 The eventual TOD design may bring transit facilities next to the mixed use building(s) at 
the site.  The Community Council and Planning Commission may want to discuss the 
value of extending the requirement for retail uses (as described above) to a portion of 
the frontage adjacent to transit facilities as well as NE 38th Place, to promote an active 
and safe environment for residents and transit users in these areas. 

Discussion Questions

Please provide direction to staff on the proposed zoning changes, through discussion and 
responses to the questions listed below: 

1. Is the proposed range of uses to be allowed at the site sufficient? 
2. Is the proposed building height of 53’ above average building elevation appropriate 

for transit-oriented development at the site? 
3. Is the approach to regulating residential density through height and bulk restrictions 

acceptable? 
4. Is the approach to regulating parking on a case-by-case basis acceptable?  If not, 

should a minimum standard for residential parking be established in the Zoning 
Code?  Alternatively, what assurances related to parking should the City ask be 
included in the RFP? 

5. Are the standards proposed for affordable housing acceptable? 
6. Is the size limitation for retail uses appropriate? 
7. Should non-residential uses be restricted to the first two floors of structures on site, 

as proposed? 
8. Is the proposed approach to requiring retail and other listed uses on the ground 

floor of structures appropriate? 

2. Independent Structured Parking Use - Discussion

Since a design for transit-oriented development at the South Kirkland Park and Ride site has not 
been proposed yet, King County staff has indicated that flexibility in development standards will 
be important.  Future development could potentially include multifamily development above 
structured parking as envisioned in the conceptual plans prepared by King County (see TOD 
Concept), or alternatively, a developer could propose to develop a parking structure alongside a 
multifamily building.   
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Should transit-oriented development not occur at the site, the County could propose to build an 
independent parking structure to provide additional park and ride capacity, if funds could be 
identified.   

Zoning standards and design guidelines have not been developed yet for this potential use.  
Direction from the Community Council and Planning Commission would be useful in developing 
draft standards: 

Discussion Questions

1. Should an independent parking structure be a permitted use at the site? 
2. Should the maximum building height for an independent parking structure be the 

same as that allowed for a mixed-use TOD structure? 
3. What design issues should be addressed in guidelines for an independent parking 

structure.  Typical guidelines might address screening, open or enclosed design, site 
design issues, etc. 

Draft Proposed Design Guidelines

The concurrent Lakeview Neighborhood Plan update describes a preliminary vision for the 
Yarrow Bay Business District as an integrated, mixed use commercial and residential village.  A 
broad range of commercial uses would be allowed throughout the district, with residential uses 
located above the ground floor.  Pedestrian connections between properties, businesses and the 
South Kirkland Park and Ride TOD, as well as public plazas, green space and pedestrian 
amenities would all create a sense of place for employees and residents.  Design standards and 
design review for the TOD and the rest of the district would ensure high quality building and 
site design and identity for the entire district.   

The recommended approach to design review throughout the district, including the South 
Kirkland Park and Ride site (YBD 1) is the process described in Chapter 142 of the Kirkland 
Zoning Code (see Design Review).  This Chapter establishes the design review criteria for 
development activities.  For example, new buildings over 10,000 square feet require approval of 
the Design Review Board, while smaller structures are reviewed administratively. 

The use of design guidelines rather than prescriptive design regulations allows for more 
flexibility and creativity in design and review to ensure a high quality design.  Design guidelines 
typically address elements of both architectural design (e.g., building scale -“top, middle and 
bottom”, mass, materials, entries, pedestrian oriented frontages) and site design (e.g., building 
placement on the site, open space, on-site vehicular and pedestrian circulation, landscaping, 
buffers).  The Design Review Board then evaluates the design of projects based on these 
specific guidelines in place for the site. 

The matrix included in Attachment 11 presents the preliminary design guidelines recommended 
for the South Kirkland Park and Ride site.  The matrix lists the policies that exist in the Lakeview 
Neighborhood Chapter of the Comprehensive Plan related to TOD at the site in the first column, 
and suggested design guidelines to address each policy and guide future development in the 
second.  The third column lists zoning regulations proposed to implement the recommended 
design guidelines, while the fourth column notes where zoning regulations already exist that 
can be used to implement the guidelines.  The last two columns provide an opportunity for 
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discussion about whether or not the guidelines listed adequately address the policy cited, and 
include a place to note any instances where the Commission and Community Council believe a 
specific regulation should be developed to address the desired objective.  Specific design 
regulations could be incorporated into the Zoning Use Zone Charts for the YBD 1 zone, or 
incorporated into Chapter 92, Design Regulations, of the Zoning Code.  

Discussion Questions

1. Is the recommended design review process (DRB) the appropriate level of review for 
TOD at the site? 

2. Should additional guidelines or regulations be developed to address any policies? 

Traffic Study

A preliminary traffic assessment for transit-oriented development at the park and ride site, 
prepared by the Transpo Group, has just been received by the City.  Once the study has been 
reviewed by staff, it will be posted to the project webpage and emailed to members of the 
Planning Commission and Houghton Community Council.  We expect this to occur by Monday, 
February 7th.   

Schedule

The planned schedule for the project (see Attachment 12) does not include additional study 
sessions for the Planning Commission or Houghton Community Council prior to the public 
hearing on March 24th.  Under the current schedule, staff would present draft guidelines and 
regulations, revised to incorporate direction provided by the Commission and Community 
Council at the meeting on February 10th, to the public at the community meeting scheduled for 
March 3rd.

Depending on the changes to the draft regulations and guidelines requested, the Community 
Council and Planning Commission may choose to add an additional study meeting prior to the 
meeting on March 3rd to provide an opportunity to review the revised text before it is presented 
to the public, and before the public hearing in late March.  Staff suggests that members bring 
calendars to the meeting on February 10th, so that additional dates may be considered.  
Possible meeting times could include:  

� March 10th: Joint study session of Planning Commission and Houghton Community 
Council

� March 24th: New date for public meeting (change from March 3rd)
� April 14th: Public Hearing (change from March 24th)

Question:

1. Do the Planning Commission and Houghton Community Council want to revise the 
meeting schedule? 

Attachments 

1. Notes from Lakeview Advisory Group Meeting 
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2. Excerpt from 8/23/10 Staff Memorandum to Planning Commission and Houghton 
Community Council 

3. Mutual Objectives and Principles of Agreement for the South Kirkland Park and Ride 
Transit-Oriented Development Project, approved by the Councils of Bellevue and 
Kirkland

4. January, 2011 Workshop Comments – Summary 
5. January, 2011 Workshop Comments – Data by Category 
6. January, 2011 Workshop Handouts 
7. Public Comments  
8. Preliminary Map for the Yarrow Bay Business District 
9. Draft Use Zone Chart – YBD 1 
10. Comparison Information – Mixed Use Developments in Kirkland 
11. Draft Proposed Design Guidelines Matrix 
12. Project Schedule 

CC: File 
 Planning Commission 
 Houghton Community Council 
 Central Houghton Advisory Group 
 Lakeview Neighborhood Advisory Group 
 Janice Coogan, City of Kirkland 

Arthur Sullivan, ARCH 
Gary Prince, King County Department of Transportation, 201 S. Jackson Street, M/S 
KSC-TR-0815, Seattle, WA  98104-3856 
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Lakeview Advisory Group
June 2, 2010 Meeting Notes  

Transit Oriented Development at South Kirkland Park and Ride Lot 
Revised 6/15/2010

Lakeview Advisory Members Present: John Kappler, Georgine Foster, Sally Mackle, Doug Waddell, Bob 
Style, Nina Peterson, Shelly Kloba, Susan Thornes, Karen Levenson via telephone, Jay Arnold via telephone, 
Elsie Weber, Janice Soloff and Paul Stewart.  

Members Absent: Melinda Skogerson, Dick Skogerson, Steve Jackson 

Central Houghton Advisory Group Members Present: Byron Katsuyama, Mike Burdo, Dorian Collins, Eric 
Shields 

Janice Soloff described the agenda. The purpose of the meeting was to discuss King County METRO’s future 
plans to redevelop the South Kirkland Park and Ride lot into a transit oriented development. The comments 
received at the meeting will be used to help the Advisory Group understand the policy basis in the 
neighborhood plan and as well as identify issues to study with the Zoning Code amendment process for PLA 4 
policies. 

Mayor Joan McBride provided background on the topic. Increasing affordable housing in Kirkland is a City 
Council goal.  King County approached the City to propose a mixed use transit oriented development at the 
South Kirkland Park and Ride. The City Council supported including mixed income and affordable housing in a 
transit oriented development at the South Kirkland Park and Ride property as evident in the Planned Area 4 
policies that were adopted in 2007. The policies contain a list of development standards for what a future 
project should include and how it should be designed. She hoped the Advisory Groups support the TOD 
concept at the Park and Ride lot and provide input on how to make it a better proposal.  

Senior Planner Dorian Collins summarized the existing Planned Area 4 policies in the Lakeview Neighborhood 
Plan for transit oriented development at the South Kirkland Park and Ride lot. She described the next step in 
2010-2011 will be to develop new zoning regulations to implement the PLA 4 policies. The code amendment 
process will be an opportunity to develop more specific requirements regarding building height, bulk, mass, 
site design, gateways and appropriate public review process of a future TOD project. The code amendment 
process will include a public involvement process.  

Gary Prince with King County METRO was available to respond to questions. He stated that the TOD proposal 
will receive a $6 million federal grant included with the 520 project that would go toward providing additional 
parking and a mix of affordable housing at the transit center. If the affordable housing component is removed 
from the proposal the funding would likely be lost. Additional funding would be needed to complete the TOD 
project. He described that additional services would be available at the Park and Ride lot such as increased bus 
service of the 255 to Seattle Bellevue and Redmond, electric charging stations, and a net gain of 250 parking 
stalls for transit users. To answer questions about the potential traffic impacts from the proposal he said he 
will forward a copy of a traffic study conducted in 2007. He said the traffic report does not evaluate the 520 
expansion improvements planned in Kirkland. Dorian Collins stated that City staff will try to do some 
preliminary traffic analysis estimates that may help answer some of the traffic questions. 

Arthur Sullivan with A Regional Coalition of Housing (ARCH) was available to answer questions about how 
typically the affordable housing component works in a project like this. He said that through a public request 
for proposal process the housing portion would be developed by a private developer who owns the housing 
and is managed by a non-profit housing agency. The City and METRO would have an opportunity to provide 
input on how the development and management of the housing portion of the TOD is set up. He mentioned 
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that one of the benefits of this site is there is a funding source to leverage to pay for a portion of the TOD and 
that the property is owned by METRO. He stated that cities can define the level of affordability they want to 
see (PLA 4 policies state a mix of income levels is desired).  

Summary of participant’s comments or concerns by subject area:

Planned Area 4 policies of encouraging a TOD at the Park and Ride lot 
� The City Council values neighborhood input. The community needs to determine if the City Council is 

there to service the neighborhood or is the neighborhood there to service the City Council? Every four 
years there is a change in City Council so they could change the policies.  

� The Advisory Group has an opportunity with the Plan update to go line item through the PLA 4 policies 
and evaluate what items are “deal busters” and make suggestions for changes or improvements for 
what is included in the TOD proposal or how the project is designed and transmit it up to City Council.   

� The TOD proposal is just the sort of project that is encouraged by the Growth Management Act. 

Residential component 
� For a successful marketable TOD project it should include services (grocery store; restaurants) for 

residents to minimize their use of cars and reduce traffic impacts. 
� Project should not include affordable housing. 
� Residents should be evaluated and screened (beyond income) to determine what kind of people they 

are, their spending habits, etc. 
� How will the TOD and residents benefit Kirkland? 
� Be careful about making assumptions of the people who may live there based on income level 
� Affordable housing component should be included.  

Traffic, Adequate parking for residents and transit users 
� Some support an increase in the number of parking stalls at the Park and Ride lot 
� Without more detailed traffic analysis everyone is making assumptions for the worst. 
� A traffic impact analysis is needed to determine what amount of traffic will increase on surrounding 

neighborhood streets. 
� Traffic is being generated around us all the time with new development 
� There is skepticism regarding the parking studies and estimated cars per household.  
� There will not be adequate parking stalls for residents.  
� What is the car ownership? 

Coordination with the City of Bellevue property 
� There is concern about supporting a TOD on the Kirkland piece without knowing what is proposed on 

the City of Bellevue property.  
� An interlocal agreement could be established between the City of Kirkland, City of Bellevue and King 

County METRO to describe the parameters for future development of the Bellevue portion of the 
property. 
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Lakeview Advisory Group
July 13, 2010 Meeting Notes  

Revised 7/22/2010 

Members Present: John Kappler, Bob Styles, Nina Peterson, Shelley Kloba, Jay Arnold, Sally Mackle, Georgine 
Foster, Steve Jackson, Karen Levenson via teleconference, Susan Thornes via SKYPE, Janice Soloff, Paul 
Stewart.  

Members Absent: Doug Waddell, Dick and Melinda Skogerson 

Others present: Arthur Sullivan with ARCH. Gary Prince with King County METRO. Residents of the Lakeview 
Neighborhood: Mary Lou Misrahy and Steve Bleu who read a letter from Walt and Judy Skowronski. Both 
parties oppose rezoning to RM 3.6 but not RS 7.2 or RS 8.5. Chuck Pilcher, Don McCabe and Brian Dadvar.  

South Kirkland Park and Ride Property- Paul Stewart gave an update on recent meetings with the City of 
Bellevue, ARCH and METRO and with the City Council Housing Committee regarding status of a future transit 
oriented development proposal at the South Kirkland Park and Ride. Future meetings with King County and 
Bellevue are being scheduled. 

Paul Stewart facilitated a round table discussion on the idea of a TOD proposal. Each member expressed their 
concerns or comments related to the project while Janice recorded the comments on flip charts. Chair John 
Kappler requested members to look at the existing PLA 4 policies in the Lakeview Neighborhood Plan and 
make specific suggestions for edits they would like to see. He requested staff to present all the comments 
back to the group at the next meeting.  

South Kirkland Park and Ride TOD

Flip Chart Comments:

What are the concerns that need to be addressed (with the addition of stalls and housing units)?
� Traffic/Parking 

o Relieve existing (and future) congestion of streets around Park and Ride including Lake 
Washington BLVD so people and additional traffic can travel through Kirkland.  

o City has not done enough to take commuter congestion off Lake Washington BLVD (such as 
adding traffic signals to discourage through traffic; add traffic circles) 

o Could we install a toll on Lake Washington Blvd? (free for City/neighborhood residents) 
o Increased traffic from TOD (need study) 
o Study the traffic distribution from the project through Kirkland 
o A first priority must have adequate number of stalls for the Park and Ride; then housing 
o Both Kirkland and Bellevue property needs to increase capacity with an increase in parking stalls  

� Increased crime (need study) 
� Lack of neighborhood scale services within walking distance for TOD residents 
� Housing

o Concerned with adding affordable housing at Park and Ride (other cities are providing less) 
o Could the number of affordable housing units be less than 250?  
o Could Kirkland negotiate for less affordable housing if we wanted? 
o Could the number of subsidized housing units be limited to 10%? 
o Could the housing be limited to senior housing?  
o Could we limit the size and scale of project? 
o The housing should not be subsidized; it should be market rate.  
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o METRO already provides subsidized bus passes to bring workers into Kirkland.  
o How does subsidized housing effect property values nearby? (study) 
o Where would the TOD residents work? (study) 
o The TOD would provide housing opportunities closer to Kirkland jobs and along transportation 

corridor (including our local residents, firefighters, public service people, teachers etc.) 
� Clarification- The METRO Grant is not dependent on affordable housing units being included in a 

project.
� Process:

o Concerned about process to date.  
o Told by City Council a TOD is going forward no matter what.  
o City Council represented to Houghton that the amount of low income housing would be limited. 
o Many were not aware that a TOD with low income housing may go forward.  
o Bellevue should be at the table at the same time as Kirkland 
o Need an interlocal agreement with Bellevue 

� Design: 
o Would like to see generous modulation  
o Plenty of landscaping 

Conclusions:

Traffic: 
� To address existing congestion problem on Lake Washington BLVD reroute or add traffic calming 
� Increase capacity of BLVD 
� City should discourage commuter traffic 

Housing:
� Size and scale of a project 
� Limit the number of units 
� Limit the number of affordable housing units 
� Opposed to subsidized housing to try to solve social problems 
� Increased crime 
� Density 
� Affordable housing should be spread throughout community 
� Could there be a stipulation that residents work in Kirkland? (ARCH does what they can to encourage) 

Parking: 
� Add parking stalls 
� Too many will encourage too much traffic 
� What is the adequate number of stalls? 

Bellevue property: coordination, commitment and timing 
Process- too quick 

Interlocal agreement is needed with Bellevue and King County METRO. 
Jobs to Housing ratio 
Bus Service should be increased 
Design: 

� Generous architectural modulation 
� Appropriate scale 
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Yarrow Bay Business District- The group began the next topic item regarding the Yarrow Bay Business District 
interchange area and the issue of should the existing zoning on both west and east side of Lake Washington 
Blvd (Study Area 4) allow a broadening of retail uses in the zoning districts, housing and an increase in 
building height to accommodate a greater mixed use, vibrant commercial district. Each member expressed 
their opinion about the issues.  

In summary, consistent with its previous discussion on the topic, the Group supports allowing a broader range 
of retail uses, and increase in building height provided the following concerns or comments are addressed: 

� Parking is contained on commercial properties with no spill over parking from commercial uses on 
neighborhood residential streets. 

� Limit the size of retail to avoid big box retail uses. 
� Expansion of retail and other services in the business district would support a transit oriented 

development at the Park and Ride should it move forward. 
� Some members felt the height on the east side of Lake Washington Blvd. should be limited to 3 stories 

or 30’ in height. 
� Transportation along Lake Washington Blvd needs to be improved to reduce congestion 

Some members want to allow housing; some not. 

A comment was made that if the Group supports the above changes there should be support for changing RS 
12.5 area to multi family. 

If interchange adds more retail uses TOD residents would have a place to shop within walking distance. 

The Group decided to hold 1-2 additional meetings to discuss its recommendation on remaining issues 
beginning with urban design, Villagio, and South Houghton Slope rezone issues. Janice will poll group for 
dates. 
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Study Area 5 South Kirkland Park and Ride Transit Oriented Development 
(TOD) Planned Area 4 policies 

In May 2009, both the Houghton Community Council and City Council approved the Lakeview 
Plan policy changes for PLA 4 of the Plan to encourage future development of a mixed use 
Transit Oriented Development (TOD) including affordable housing at the King County METRO 
South Kirkland Park and Ride property. Half of the park and ride property is located in the City 
of Bellevue.  

Existing PLA 4 text in the neighborhood plan on pages XV.A.8-8.1:

PLANNED AREA 4: SOUTH KIRKLAND PARK & RIDE

The property containing the South Kirkland Park and Ride is about seven acres in size, with 
approximately equal portions of the site lying within the cities of Kirkland and Bellevue. The site is 
owned by King County, and currently developed as a Park and Ride with approximately 600 parking 
stalls and a transit facility. The site is generally level, but has a steep slope along the eastern and 
southeastern boundaries within the city of Bellevue section of the site. Tall trees and heavy vegetation 
are present within the hillside areas. 

King County has identified the South Kirkland Park and Ride as a potential site for transit-oriented 
development (TOD) for several years. Affordable housing is generally included in King County TOD 
projects, and is anticipated to be a significant component of future residential development at the 
South Kirkland site. The City of Kirkland has identified transit-oriented development at the South 
Kirkland Park and Ride as a key affordable housing strategy. The City supports multifamily residential 
as the predominant use of the site in a transit-oriented-development project, with a variety of other 
uses to be allowed as well. 

The South Kirkland Park and Ride property may continue as a transit facility with the potential for office 
use. Alternatively, if the site is redeveloped with TOD, the principles discussed below should be used to 
guide development at the Park and Ride. 

Provide for affordable housing 

o Ensure that transit-oriented development provides for mixed-income housing, including a 
minimum of 20 percent of total units to be affordable to low and/or moderate income 
households. 

• Development should strive to achieve greater affordability for at least 20 percent of its units, 
with an additional 25 percent to be affordable to median income households, through the use 
of as many funding sources as are necessary. 

Ensure high quality site and building design. 

o Develop implementing regulations for coordinated development of the entire site.  

• Establish standards for building height and mass that acknowledge site topography and 
existing vegetation as factors for consideration. 
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o Implement design standards for Planned Area 4. 

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

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

• Protect the vegetative buffers and significant trees along the site’s eastern and southeastern 
borders through development standards. 

• Minimize the visual impacts of parking facilities from adjacent rights-of-way. 

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

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

Maximize effectiveness of transit oriented development (TOD) 

o Create the opportunity for Transit-Oriented Development at the site through the development of 
standards and regulations that support necessary densities.  

o Expand opportunities for retail development, incidental office development, and childcare facilities 
at the site to serve users of the Park and Ride, site residents and others. 

o Provide opportunities for all types of users of the site to access the BNSF corridor, however it is 
developed, along the eastern boundary of the Park and Ride site. 

o Reduce the need for parking at the site through regulations that promote shared parking 
between uses and incentives to support alternatives such as shared car services and electric 
cars. 

o Mitigate traffic, visual, noise and other impacts from more intensive development of the Park and 
Ride to the surrounding street network and residential areas. 

Coordination with the City of Bellevue. 

o Coordinate an approach for the review and approval of development proposals for the site with 
the City of Bellevue.  

o Manage emergency services to the site through agreements with the City of Bellevue.

Discussion: After several presentations to the group by King County METRO and A Regional 
Coalition for Housing (ARCH) staff, the Advisory Group discussed the potential transit oriented 
development concept and existing PLA 4 policies at several meetings. The following 
summarizes various opinions on the topic and the eventual recommendation from the group.  

Lakeview Advisory Group discussion comments for not supporting the TOD project: 
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o Should not include housing at the location because of lack of nearby services for future 
residents.

o Land is too expensive to build low-moderate income housing and should consider 
building someplace else in City. 

o Building height is too high. 
o The density is too high.  
o Fear of increased crime as a result of low income residents. 
o Some doubt parking studies evidence that residents will have less than 2 cars per unit. 
o Kirkland has no control over future plans for property located in Bellevue; we should not 

support a TOD before knowing what the development will be on Bellevue’s portion of 
the property. 

o If you expand more parking stalls at the Park & Ride lot more people will use it resulting 
in increased traffic in the neighborhood. 

o The low income housing will do more to change the future of the neighborhood than 
what has occurred in the last 20 years. 

Lakeview Advisory Group discussion comments in support of a TOD project: 

o The proposal for 4 story buildings is consistent with surrounding 4 story office buildings. 
o Increasing the types of commercial uses would increase services for park and ride 

residents.
o Some believe a mix of uses, mixed incomes and a TOD project is a good use for the 

surface parking lot. 

Recommendation: The consensus of the Group is not to support housing especially affordable 
housing at the Park and Ride lot for reasons described below. Of great concern is the unknown 
for future development of the east side of the Park and Ride within the city limits of Bellevue. 

1. If the TOD moves forward the Group prefers no housing at the Park and Ride site. 
Redevelopment of the lot with additional parking stalls with mix of retail and office 
would be supported. 

2. A TOD (including housing) should not be supported until there are conceptual plans for 
development of the Bellevue portion of the site. 

3. If a TOD proposal moves forward with housing, then a joint agreement between 
Bellevue, King County and Kirkland should include the following (the following should be 
included whether or not housing is included): 

o A limit of 200 housing units total for both Bellevue and Kirkland sites. 
o A mix of low, moderate and-market rate housing with a range of minimum of 80% 

market rate and maximum 20% affordable housing (preference for the affordable 
housing piece would be senior housing).

o There should be a net gain in the number of parking stalls. Conduct a parking study 
to determine adequate parking stalls for the housing units.  

o Permit Review Process: Process IIB and Design Review. 
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o Ensure high quality architecture and site design by creating design guidelines 
addressing: 

o Provide an architectural gateway to the City along 108th Avenue/freeway 
interchange

o Appropriate building mass and scale for the location and context of 
surrounding development 

o Buildings/site should have a “village building scale”; include building 
modulation/upper story step back on all four sides 

o Building height is in context of surrounding development (4 stories) 

o Study traffic impacts to minimize through traffic through neighborhood. 

Implementation: A Comprehensive Plan amendment to the Lakeview Plan and new Zoning 
Code regulations for PLA 4 are required to implement the recommendation. 
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King�County��� City�of�Bellevue� � City�of�Kirkland�
�

Mutual�Objectives��and�Principles�of�Agreement�
for�the�South�Kirkland�Park�and�Ride�Transit�Oriented�Development�Project�

�

� Expand�park�and�ride�capacity.�Add�a�significant�number�of�parking�spaces�for�transit�
riders�at�the�South�Kirkland�Park�and�Ride,�to�better�serve�Bellevue�and�Kirkland�
residents�and�encourage�higher�transit�ridership.��Promote�shared�use�parking�between�
residents�and�Park�and�Ride�users.���Improve�transit�facility�and�provide�vehicle�charging�
stations�as�funding�is�available.��Preserve�the�park�and�ride�as�a�long�term�use�of�the�
property�for�transit�riders.�

� Local�services.��Incorporate�ground�floor�commercial�space�into�the�housing�project�
design�to�provide�opportunities�for�businesses�that�support�transit�riders,�residents�and�
surrounding�activities.����Add�TOD�supportive�services�in�the�adjacent�area�through�
neighborhood�planning.�

� Timing.��Proceed�with�the�project�in�a�timeframe�that�protects�the�existing�FTA�funding�
available�for�the�park�and�ride�expansion.�

� Feasibility.��Allow�for�a�financially�feasible�project.�

� Coordination.�Coordinate�among�Bellevue,�Kirkland,�and�King�County�Metro�Transit�to�
develop�an�appropriate�permit�review�and�inspection�process�that�is�efficient�and�avoids�
conflict�and�redundancy�to�the�extent�practical�and�consistent�with�the�goals�of�the�
project.�

� Attractive�and�compatible�site�development.��Incorporate�high�quality�design�standards.��
Develop�an�attractive�site�and�building�complex�that�is�compatible�with�the�surrounding�
area�and�provides�a�welcoming�gateway�to�both�cities�in�this�location.��As�appropriate�
and�feasible,�preserve�areas�of�existing�landscaped�buffers�and�use�green�building�
techniques.��Provide�a�safe�and�secure�facility.�

� Range�of�housing�affordability.��Ensure�that�housing�on�the�site�includes�a�range�of�
affordability,�including�market�rate�housing.�It�is�expected�that�a�majority�of�the�housing�
will�be�market�rate,�while�a�significant�share�will�be�affordable�at�moderate�and/or�
lower�income�levels�with�some�units�that�are�accessible�to�those�with�disabilities.�

� Impact�mitigation.�Minimize�and�mitigate�traffic�and�other�impacts�of�the�development,�
including�impacts�of�the�SR�520�project.�Encourage�alternative�modes�of�transportation,�
including�transit,�bicycling�and�walking.�
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� Construction�impacts.�Minimize�construction�impacts�on�park�and�ride�users�and�the�
surrounding�area.��Coordinate�project�construction�with�SR520�construction,�to�the�
extent�possible.�

� Connections�to�BNSF�Corridor.��Design�to�accommodate�a�future�connection�to�the�BNSF�
corridor.�

� Public�Involvement.�Engage�the�surrounding�community�and�interested�parties�in�both�
cities�in�the�planning�and�review�of�the�proposal.�City�staff�in�both�cities�will�collaborate�
to�support�outreach�efforts.�

�

�
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South�Kirkland�Park�and�Ride�
Summary�of�January�20th�and�January�25th�Workshop�Comments�

�
Design�

� Attractive�project�and�living�space�

� Have�good�design�qualities�(brick,�wood�siding,�offsets,�setbacks,�incidental�breaks,�good�
lighting,�pitched�roofs,�color�scheme,�building�configuration)�

� Height�(3�stories,�lower�profile)�

� Site�is�appropriate�for�high�density�housing�

� Orient�towards�community;�fit�into�community;�respect�neighborhood�character�

� Residential�feel�

� Not�big�block�(building)�

� Address�views;�non�intrusive;�Preserve�neighborhood�feel�(trees,�landscaping,�green�spaces)�

� Active�and�integrate�green�features�(solar,�water�treatment,�lighting,�LID,�playgrounds,�pea�
patch,�roof�gardens,�recreation.�

� Integrate�landscape�design�of�Park�and�Ride�with�housing�

� Have�good�lighting�

� Use�full�site�

� Mitigate�Noise�(buffers,�screening)�

� Keep�site�well�buffered�

� Mix�affordable�and�market�housing�in�appearance�

� Have�design�review�board�look�at�project�

� ADA�accessibility�
�

Housing�

� Minimum�affordable�housing�requirements�

� Specify�amount;�develop�minimum�number�

� Use�FAR�as�density�control�

� Support�affordable�housing�

� Who�are�the�residents?�

� Good�livable�units�

� Could�affordable�housing�be�better�located�elsewhere?�
�
Uses�

� Be�flexible�

� Set�realistic�minimum�amount�(but�allow�market�flexibility)�

� Ground�floor�services�(dry�clean,�food�service,�grocery,�drugs,�coffee,�daycare)�

� Starbucks�yes,�bars�no.�

� Have�supporting�services�in�area�&�amenities�(parks,�retail,�schools)�
�
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�
Parking�

� Adequate�parking�for�all�uses�(residents,�transit�users,�business)�

� Minimize�offsite�and�overflow�parking�in�surrounding�neighborhoods�

� Keep�Park�&�Ride�parking�separate�from�residential�

� Attractive�design�for�parking�structure�(human�scale,�safe,�lighting)�

� Address�parking�during�construction�

� Include�parking�for�bikes�(stalls�and�lockers)�and�plug�ins;�be�realistic�about�compact�spaces�

� Address�drainage;�treat�on�site�

� Include�landscaping�and�trees�
�
Traffic�and�Circulation�

� Ensure�ease�of�access�to�homes�on�108th�

� Provide�a�comfortable�and�safe�pedestrian�environment;�pedestrian�safety�on�arterials�
(crosswalks,�lights,�advanced�warning)�

� Traffic�lights/traffic�control�at�P&R�entrance�

� Address/minimize�traffic�impacts�on�Lake�Washington�Blvd�and�108th��

� Protect�neighborhood�access�

� Have�good�bike�and�pedestrian�connections�

� Good,�safe�and�controlled�access�to�park�and�ride�for�busses�and�vehicles�

� Connect�to�recreation�and�open�space.�
�
Management�

� Ensure�managers�have�good�track�record�

� Minimize�noise�impacts�during�construction�

� Address�overflow�parking�

� Address�safety,�policing,�security,�increase�patrol�

� Have�priority�for�Kirkland�employees�

� Assure�funding�

� Charge�for�parking�(free�for�residents)�

� Ensure�proper�management�of�residents�
�
Other�

� Spread�affordable�housing�throughout�city�

� Want�full�transit�center�

� Master�plan�site�–�Phase�I�in�Kirkland�&�Phase�II�for�Bellevue�

� Ensure�Bellevue�side�is�attractive�and�well�maintained�

� Plan�for�future�Bellevue�site;�coordinate�with�Bellevue�

� Any�changes�for�bus�service?�

� Expand�parking�by�purchasing�other�sites�(e.g.�WSDOT�property)�
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� Improve�transit�into�Kirkland�

� Improve�transit�connectivity�and�service�(especially�with�snow)�

� Local�schools�can�continue�to�operate�
�
�
�
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SOUTH KIRKLAND PARK & RIDE TOD - PUBLIC WORKSHOP COMMENTS – JANUARY 20TH AND JANUARY 25TH 2011

Zoning/Design Guidelines RFP Project Review/Permitting Project Management 

Parking, Traffic and 
Circulation 

Parking/Traffic – 520 access change 
Traffic access via on and off ramps. 

Minimal impact on neighborhood parking. 
Parking Impacts – Look at neighborhood (Hide 
& Riders). 
Parking for Businesses. 
Need to provide enough parking: Park & Ride, 
apartments. 
Parking: adequate  
Adequate parking for all uses on the site: 
housing, Park & Ride, retail. Keep Park & Ride 
and residential parking separate. 
Over height and handicapped parking. 

Traffic: neighbors need ease of access to/from 
homes onto 108th.
Protect Neighborhood access, pedestrian and 
vehicle. 
Pedestrian safety within the site. 
Comfortable pedestrian environment.  
Safety: pedestrian walkways and traffic lights. 

Bike paths - access. 

Traffic: Minimum impact on neighborhood 
parking. 
Minimize parking in the neighborhood (good 
circulation). 
Address overflow parking. 
Resident parking underneath housing units. 
Parking: Adequate for transit users and housing 
residents.
Be realistic about the number of compact parking 
spaces. 
If less residential parking, then increase transit. 

Parking: safety with lighting. 
Parking structure, human scale and comfortable 

Timing of construction, impact on commuters 
Parking during construction. 

Pedestrian safety on arterial streets: crosswalk, 
lights, advanced warning. 
Create, connection for pedestrians and bikes that 
is pleasant and safe (ERC) within/outside site 

Bicycle storage. 
Improved bicycle paths and storage. 

Minimize traffic impacts (108th & Lake 
Washington Boulevard). 
Traffic control at the Park & Ride 
entrance. 
Improve access in and out of Park & 
Ride: 38th, 37th and Lake Washington 
Boulevard
Bus routes, traffic light (on 108th/38th).
Concern about traffic on 108th.

Parking: Construction parking where? 
Parking: adequate. 
Parking – not enough now 

School impact – buses. 

Parking – neighborhood permits and 
during construction. 

Parking: electric plug in, bike stalls and 
lockers.
Parking: drainage treated on site. 

Proper, clearer, transportation study. 

Security in the parking structure. 
Good lighting, look, feel and be safe. 

Parking: Charge for parking (free for 
residents).

Design/Character Make project attractive and inviting for users 
and residents. 
Visual – Brick. 
Visual: offset/setback of buildings like Bank of 
America.
Orient toward existing community. 
Area: Holistic design to Lake Washington 
Boulevard
How are the buildings configured? (Design) 
Have the look of the buildings in the 
neighborhood 
Integration: To fit in with the neighborhood 
Respect Neighborhood character. 
Should not look like a big block: Include 
playgrounds, village ambiance, roof garden, 
pea   patch. 
Intermixture of affordable and market units, 
at least in appearance. 
Integrate landscape design of Park & Ride 
with housing.  

Visual: emphasize residential not commercial: 
wood siding, pitched roof, trees. 
Lower profile buildings. 
Integrate trees into site. 
Connect to recreation and open space. 
Attractive living space. 
Visual: Community garden, pea patch. 

Design: Green features – solar & rapid ride, water 
treatment, lighting (high efficiency). 
Green development. 

Protect children around windows – pyramid 
structure.

ADA accessibility. 
Low impact development techniques 
(reduce impacts). 
Consideration of conservation principles 
(runoff, green roofs etc.) 
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Preserve look/feel of Neighborhood: Trees, 
landscaping, storm water management, water 
quality.
Urban forestry/landscaping.  
Active and integrated green spaces.  

View: Site surrounded by trees (businesses to 
be seen). 
View – Hillside = Non-obstructive 
View Impacts: Keep site well buffered, site is 
appropriate for high density building.  

Zoning: Building Height – incidental breaks, 
color scheme, less than three stories. 
Height of buildings and views, look like single 
family housing. 
Building height. 

Use FAR as density control (more flexible). 

Design guidelines – Prefers Design Review 
Board to look at the project 

Parking structure: human scale, safety, and 
aesthetics. 
Good lighting (safe environment). 
Parking lot has landscaping. 
Mitigate noise – buffers/screening, 
landscaping.

Design options – Use full site including 
Bellevue.
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3

SOUTH KIRKLAND PARK & RIDE TOD - PUBLIC WORKSHOP COMMENTS – JANUARY 20TH AND JANUARY 25TH 2011

Zoning/Design Guidelines RFP Project Review/Permitting Project Management 
Affordable Housing Minimum affordable requirements. 

Develop threshold of minimum number, from 
approval standpoint. 

Minimum affordable housing. 
Specify the amount of affordable housing for a 
viable project 
Support affordable housing. 
Who are the affordable housing residents (senior, 
young)? 
Affordable housing units have good core structure 
(thick enough walls for sound, etc.). 
.

Priority to workers within Kirkland for 
housing.

Uses/Services Allow flexibility so private sector can be 
creative and package market demands. 
Set a realistic minimum amount of retail but 
allow flexibility in location and market 
demands. 
Consider job/housing balance. 
Ground Floor Services. 
Supporting services (parks, retail, school) 

Create on-site recreation for apartments: Passive 
– Sitting, Active – Pool. 
Help make this a vibrant/interesting place to live: 
Retail-housing mix, look for good examples; 
plazas, meeting space, art, 24 hour character.  
Improved retail uses for both neighbors and 
commuters, i.e. Starbucks yes, bars no 
Public restrooms. 
Businesses need to be visible (Parking on P&R 
side).
Provide services. 
Central Services: dry cleaner, food service, 
grocery store, drug/notions, coffee, daycare. 
What amenities (services) fit in with the 
neighborhood 
Local availability of services (daycare). 

Possible live/work units.  

Safe school access – protect perimeters. 
Local schools can continue operating 

Ongoing Implementation  Assurance project can be funded – financing 

Coordination between projects to maximize transit 
access, 520 and the Park & Ride 

Research – who is going to manage site, 
make sure they have good track record 
and related to housing type. 

Noise impacts during construction. 

Address overflow parking (in management). 

Safety: Community oriented policing. 
Make the project an asset to the 
neighborhood: Crime prevention. 
Safety: Increase patrol, Kirkland & Bellevue 
Police.
Parking Safety: Security. 

How to ensure proper management of 
residents?

Parking Lot: Spread Affordable Housing through the City 
Could affordable housing be better located 
elsewhere? 
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Would like a full Transit Center. 

Area: Master Plan – Phase I: Kirkland, Phase 
II: Bellevue. 
Ensure that Bellevue side is attractive well 
maintained and managed.  
Planning for future Bellevue site.  
Area: Coordinate with Bellevue, important for 
success (at the table now). 

520 project design. 
Bus service: Any changes? Flyer? 
Expanded parking by purchasing/building 
more (WSDOT property). 

Improved transit into Kirkland. 

Snow route bus service improvements so Park 
& Ride will remain usable on snow days 
(buses stop there). 
Improved connectivity between transit 
(especially with snow). 
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South Kirkland Park and Ride
Transit Oriented Development Project (TOD)

What is Affordable Housing?
S H O PS H O P S H O PS H O P

East King County Residents earning
50 – 80% of median income

Teacher (Entry)
$19.46

Medical 
O�ce Machine   

Teacher (Entry)

$16.41
$20.67

Assistant

A t

Repair Person

$17.84
$21.38

BookkeeperAuto 
Mechanic

File Clerk
$13.39

File Clerk

$11.18
Hotel MaidHotel Maid

$12.49
Bank  Teller

$11.38$12.05
CookRetail Clerk

$

East King County Residents earning
30 – 50% of median income

2010 King County Income And 
Housing Affordability Guidelines 

STUDIO 1-Bedroom 2-Bedroom 3-Bedroom

30% of Median 
Income

Household Income $  17,976 $   20,544 $  23,112 $   25,680 

Rental $   412 $   458 $  504 $   549 

50% of Median 
Income

Household Income $    29,960 $   34,240 $  38,520 $   42,800 

Rental $    712 $   800 $  889 $   977 

60% of Median 
Income

Household Income $    35,952 $   41,088 $   46,224 $   51,360 
Rental $    862 $   971 $   1,082 $   1,191 

80% Of Median 
Income

Household Income $   47,936 $   54,784 $   61,632 $   68,480 

Rental $   1,161 $   1,314 $   1,467 $   1,619 

Housing is considered “affordable” when the monthly cost of housing does not 
exceed 30% of the monthly income of the households paying for the housing

Minimum Wage

Social Security

Bank Teller

Hairstylist

Retail Salesperson

Retail Manager

Teacher (entry level)

Firefighter (entry 

Police (entry level)

Electrician

Carpenter

Office Manager

Medical Assistant

RN

Physical Therapist

Dental Assistant

__________

__________

Sample Salaries

$42,700
 50% Median 

(Low)

$68,500 $85,600
 80% Median
 (Moderate) 

 Median
 Income 

$0 $1
0,0

00

$2
0,0

00

$3
0,0

00

$4
0,0

00

$5
0,0

00

$6
0,0

00

$7
0,0

00

$8
0,0

00

$9
0,0

00

$1
00

,00
0
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King�County Bellevue

2009

City�Council�and�Houghton�
Community�Council�Adopted�TOD�
in�Comp�Plan

2010
Lakeview�and�Houghton�
Neighborhood�Planning�Processes Development�of�Conceptual�Plan

November
Principles�to�Housing�
Subcommittee�and�HCC

Principles�to�City�Council�for�
Endorsement

Principles�to�King�County�for�
Endorsement

Develop�zoning�regulation�
framework

Development�of�Mutual�Objectives�and�Principles

Kirkland

City�of�Kirkland
South�Kirkland�Park�and�Ride

Decision�and�Implementation�Process

Yarrow
Bay�
Business�
District�
Planning

framework

December
1st�Joint�Meeting�Planning�Comm.�
and�HCC

Planning�Commission�Review�of�
TOD�zoning�framework.

Principles�to�City�Council�for�
Endorsement

2011 January
Public�Outreach�Activities�for�
Zoning�and�Design�Regulations

Begin�Devleopment�of�RFP�for�
Project

2nd�Joint�Meeting�Planning�
Comm.�and�HCC

February Draft�Regulations�Developed

Feb/Mar

Joint�Public�Hearing�on�Draft�
Zoning�Regulations�with�Planning�
Commission�and�Houghton�
Community�Council

Planning�Commission�
Recommendation��on�Proposed�
Zoning

Yarrow
Bay�
Business�
District�
Planning

Zoning

March City�Council�Action�on��Zoning

March/April HCC�Action�on�Zoning
RFP�Development�Continues�with�
Adopted�Zoning

Spring�
City�of�Kirkland�Review�of�Draft�
RFP ��<������������������� Draft�RFP�Completed ����������������������> City�of�Bellevue�Review�of�Draft�RFP�

Final�RFP�Developed�and�
Advertised

City�conducts�zoning�and�design�
permit�process�(TBD)

Project�Developer�Chosen����zoning�
application

Plan�Review �<������������������� Development�of�Building�Plan

2012 Permit�Issuance

Inspection

Decision:��What�zoning�
regulations�should�apply�to�the�
South�Kirkland�TOD

Decision:��What�elements�and�
criteria�should�be�included�in�the�
RFP?

Decision:��Does�the�City�of�Bellevue�
agree�with�the�mutual�objectives?

Yarrow
Bay�
Business�
District�
Planning

Decision�Makers:��City�Council�
and�HCC

Decision�Maker:��King�County Decision�Maker:��Bellevue�City�
Council
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made�to�the�Park�and�
Ride�at�this�time.���
�
Although�the�Compre�
hensive�Plan�provides�
general�guidelines�for�
TOD,�the�Kirkland�Zoning�
and�Municipal�Code�
needs�to�be�updated�to�
provide�more�specific�
rules�for�transit�oriented�
development�at�the�site.��
The�City�of�Kirkland�Plan�
ning�Commission�and�the�
Houghton�Community�
Council�are�working��
together�to�develop�zon�
ing�regulations�for�adop�
tion�by�the�City�Council�
and�the�Houghton�Com�
munity�Council.��Public�
input�is�needed�now�to�
ensure�that�the�zoning�
regulations�address�the�
ideas�and�issues�identi�
fied�by�Kirkland�residents�
and�businesses�to�the�
greatest�extent�possible.�
�

�
�

Transit�oriented�devel�
opment�(TOD)�is�develop�
ment�that�maximizes�the�
use�of�transit�by�building�
higher�density�residential�
units�near�bus�or�rail��
stations.��In�2008,�the�
Kirkland�City�Council��
approved�amendments�
to�the�City’s�Comprehen�
sive�Plan�that�support�
TOD�at�the�South�Kirk�
land�Park�and�Ride.��The�
7�acre�park�and�ride�is�
currently�owned�by�King�
County,�lies�within�the�
boundaries�of�the�cities�
of�Kirkland�and�Bellevue,�
and�is�located�at�the�
southernmost�end�of�the�
City�of�Kirkland.��Only�the�

Kirkland�portion�of�the�
site�is�being�considered�
for�the�TOD.��Before��
residential�development�
can�occur�on�the��
property,�zoning�regula�
tions�must�be�created.�
�
Federal�Urban�Partner�
ship�funding�of�$6.25��
million�is�available�to�King�
County�for�the�improve�
ment�of�the�facility�as�a�
TOD.��This�federal�fund�
ing,�combined�with�hous�
ing�funds�and�private�
funds,�would�finance�the�
addition�of�250�park�and�
ride�stalls,�a�mixed�use�
development�with�about�
200�250�multi�family�
housing�units,�parking�for�
the�residential�units,�and�
some�commercial�space.��
In�order�to�take�advan�
tage�of�this�funding,�the�
project�needs�to�be�ready�
to�proceed�by�mid�2011.��
Otherwise,�the�funding�
may�become�unavailable�
and�no�additional�parking�
spaces�or�transit��
improvements�would�be�

The City of Kirkland 
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Important Facts about Transit-Oriented Development 

The South Kirkland Park & Ride is located a the south end of Kirkland near 
the intersection of Lake Washington Blvd. and 108th Avenue NE 

Continued to page 3 

Transit-Oriented Development at 
the South Kirkland Park & Ride 
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Why�is�TOD�being�considered�for�the�South��
Kirkland�Park�and�Ride?���
The�site�is�a�major�hub�with�excellent�transit��
service�to�Totem�Lake,�the�University�of�Wash�
ington,�downtown�Seattle�as�well�as�employ�
ment�and�commercial�centers�in�all�directions.��A�
wide�range�of�retail�services,�restaurants,�
schools�and�other�services�exist�within�1.5�miles�
of�the�Park�and�Ride.��Moderately�
priced�housing�will�provide�housing�
for�people�who�currently�work�in�or�
near�Kirkland�but�who�can’t�afford�
to�live�here.�
�
How�will�the�TOD�affect�traffic?���
Preliminary�studies�indicate�that�
King�County’s�early�concept�for�TOD�
would�generate�a�1%�increase�in�
traffic�volumes�on�Lake�Washington�
Boulevard�and�a�2%�increase�on�108th�Avenue�

NE.���A�complete�traffic�impact�analysis�will�
be�conducted�and�the�site�must�meet�the�
City’s�traffic�standards.���As�a�result�of�the�
analysis,�traffic�and�circulation�improve�
ments�may�be�required�such�as�a�new�signal�
at�the�intersection�of�108th�Avenue�NE�and�
NE�38th�Street�to�help�
improve�traffic�flow�in�
and�around�the�facility.�
�
Will�increased�use�at�the�
Park�and�Ride��
create�more�on�street�parking�by�transit�
users�in�the�neighborhoods?���
The�addition�of�250�new�parking�stalls�should�
alleviate�some�of�the�current�overcrowding�

that�results�in�transit�riders�parking�in�nearby�
neighborhoods.�
�
How�much�affordable�housing�is�planned?���
Even�with�a�slowdown�in�the�economy,�it�is�still�
difficult�for�many�to�afford�to�live�in�Kirkland.��
The�development�will�contain�both�market�rate�
and�affordable�units.��It�is�anticipated�that�be�
tween�20%�and�50%�of�the�residential�units�will�
be�targeted�to�be�affordable�to�people�earning�
different�income�levels�ranging�from�$20,000�to�
about�$68,500.��People�in�occupations�such�as�

retail�service,�medical�assistants�and�teachers�
generally�earn�incomes�within�this�range.��The�
objectives�for�affordable�housing�are�described�in�
the�City’s�Comprehensive�Plan�but�the�actual�mix�
of�market�rate�and�affordable�units�will�be�deter�
mined�when�the�developer�and�non�profit�part�
ners�are�selected�for�the�project.�
�

What�about�the�Bellevue��
portion�of�the�Park�and�Ride?���
The�Bellevue�City�Council,�
along�with�the�Kirkland�City�
Council�and��King�County,�have�
adopted�a�set�of�guiding�prin�
ciples�for�development�of�the�
Kirkland�portion�of�the�site.��
Bellevue�is�not�planning�on�
developing�zoning�regulations�
to�allow�for�transit�oriented�

development�on�the�Bellevue�portion�of�the�site.�
The�guiding�principles�provide�a�framework�for�
communication�and�coordination�between�the�
cities�and�King�County�for�the�type�of�high�quality�
development�that�will�be�acceptable�at�the�site�
and�complement�the�surrounding�neighborhoods.�
�

How�will�the�South�
Kirkland�Park�and�
Ride�TOD�be�consis�
tent�with�other�
neighborhood�and�

business�district�plans�that�haven’t�been��
completed?���
The�task�to�update�the�City’s�policies�and�regula�
tions�to�allow�for�TOD�has�been�planned�since�
2007,�when�the�City�Council�saw�the�opportunity�
for�housing�at�the�site.��This�process�was�in�place�
before�the�current�neighborhood�and�business�
district�planning�processes�started.��During�the�
public�outreach�phases�of�these�planning�proc�
esses,�residents�expressed�many�questions�and�
some�concerns�about�development�of�the�site�
with�TOD.��That�early�input�became�the�basis�for�
the�guiding�principles�adopted�by�Kirkland,�Belle�
vue�and�King�County.��The�TOD�planning�process�
and�the�neighborhood�planning�process�are�pro�
ceeding�simultaneously�and�are�helping�to�shape�
both�products.�
�
�
�

Frequently Asked Questions 
Page 2 

 

Bus riders wait under shelters 

Online�info:�
www.ci.kirkland.wa.us/planning�
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How You Can Get 
Involved

Planning�efforts�to�date�have�focused�
on�providing�basic�information�about�
the�concept�for�TOD�and�to�identify�
questions�and�concerns�about�the�
project.��Before�any�project�can�move�
forward,�there�are�a�number�of�
reviews�and�approvals�by�various�
agencies�including�opportunities�for�
the�public�to�be�involved�at�every�
step.��Development�of�zoning�
regulations�and�design�guidelines�is�
the�next�step,�after�which�King�County�
will�issue�a�request�for�proposals�for�
developers�to�construct�the�mixed�use�
portion.���
�
The�proposals�will�have�to�meet�the�
City’s�zoning�regulations�and�design�
standards.��The�guidelines�set�forth�in�
King�County’s�RFP�must�be�financially�
viable�for�a�developer�to�construct.��
Funding�from�housing�agencies�will�
also�need�to�be�secured�to�help�
underwrite�the�construction�of�the�
affordable�units.��All�of�these�
elements�will�need�to�be�successful�in�
order�for�a�project�to�go�forward.���
Public�input�received�now�will�be�used�
to�inform�the�zoning�regulations,�
design�guidelines,�the�RFP�and�the�
permitting�of�the�project�which�is�why�
input�is�so�important�now.���
�
See�the�calendar�of�upcoming�
meetings�on�page�4�or�subscribe�to�
Kirkland�Email�Alerts�at�
www.ci.kirkland.wa.us/E�Bulletins��
(Select�“South�Kirkland�Park�&�Ride�
Updates”).�

Development�of�the�South�
Kirkland�Park�and�Ride�site�
with�transit�oriented�devel�
opment�would�help�achieve�
several�important�goals�for�
Kirkland�by�supporting�the��
community’s�vibrancy,��
sustainability�and�diversity.��
Features�integrated�in�the�
preliminary�King�County�TOD�
concept�for�the�site�include:�
�
�� Increased�use�of�alterna�

tive�transportation�
modes�through�access�to�
transit,�bike�lanes,�and������������
pedestrian�corridors�and�
vehicle���charging�����
stations.���

�
�
�� Expanded�park�and�ride�

capacity�to�serve�a�facil�
ity�that�is�at�capacity�and�
that�will�need�to�accom�
modate�an�expected�15%�
increase�in�use�due�to�the�
tolling�of�State�Route�520�
beginning�in�spring�2011.�

�
�
�
�
�
�
�
�
�
�
�
�

�� Development�of�
housing�with�a�mix�
of�units�including�
market�rate�hous�
ing�and�housing�
that�serves�middle,�
moderate�and�low�
income�residents.�

��
�� Requirement�for�

high�quality�design�
with�vegetative�
buffers�and�attrac�
tive�streetscapes.�

�
�
The�South�Kirkland�Park�
and�Ride�TOD�will�also���
include�some�retail�and/or�
personal�services�uses�and,�
perhaps�more�importantly,�
serve�as�a�catalyst�for�other�
high�quality�development�
and�enhanced�neighbor�
hood�services�in�the��
surrounding�Lakeview�
Neighborhood.�
�

�
�

Important Facts (continued)    from page 1

Page 3 

King County Metro Transit and Sound Transit provide bus 
service from the South Kirkland Park & Ride 
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PARTNERING AGENCIES 
 
 
City of Kirkland 
Planning & Community  
Development Department 
 
Dorian Collins  
425-587-3249 
dcollins@ci.kirkland.wa.us  
 
 
 
 
King County 
Metro Transit 
 
Gary Prince 
206-263-6039 
gary.prince@kingcounty.gov  
 

PUBLIC�INVOLVEMENT�OPPORTUNITIES�
Date Meeting Topic/Action Location

January 20�
7 pm

Community Meeting Input on  
concept

Northwest University, 
HSC233�

5520 108th Ave NE�

January 25�
7 pm

Community Meeting Input on  
concept

Kirkland City Hall�
123 5th Ave.�

Peter Kirk Room
February 10� Planning Commission+ 

Houghton Community 
Council

Review draft regu-
lations

Kirkland City Hall�
123 5th Ave.�

March 3� Public Workshop Input on draft 
regulations

Kirkland City Hall�
123 5th Ave.�

Peter Kirk Room
March 24� Public Hearing:�

Planning
Commission+

Houghton  
Community Council

Hearing on draft 
regulations.  HCC 

to  deliberate,  
begin to
develop

recommendation

Kirkland City Hall�
123 5th Ave.�

April 14� Planning Commission Deliberation,
develop

recommendation

Kirkland City Hall�
123 5th Ave.�

April 28� Houghton Community 
Council

Finalize
recommendation

Kirkland City Hall�
123 5th Ave.�

May 2011 Kirkland City Council Action on  
amendments

Kirkland City Hall�
123 5th Ave.�

Council Chambers
May/June 2011 Houghton Community 

Council
Final action on 
amendments

Kirkland City Hall�
123 5th Ave.�

QUICK�FACTS�ABOUT�THE��
SOUTH�KIRKLAND�PARK�&�RIDE�

�� Located�at�the�south�end�of�Kirkland�near�
the�intersection�of�Lake�Washington�Blvd.�
and�108th�Avenue�NE�

�� Property�is�owned�by�King�County�and�lies�
within�Kirkland�and�Bellevue�City�limits�

�� �The�existing�park�and�ride�includes�603�stalls�
and�is�at�capacity.�

�� King�County�has�developed�a�conceptual�
plan�that�includes�250�additional�park�and�
ride�stalls,�about�200�multi�family�units,��
underground�shared�parking,�and�pedestrian�
connections�to�the�Eastside�Rail�Corridor�

�� The�South�Kirkland�Park�&�Ride�provides�bus�
access�to�local�destinations�on�the�Eastside,�
the�University�of�Washington,�and��
downtown�Seattle.��

Online�info:�
www.ci.kirkland.wa.us/planning�
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KIRKLAND HOUSING ELEMENT 

Relevant Goals and Policies 

Kirkland’s current housing market is most lacking in providing rental housing units priced appropriately 

for low-income households (those earning zero to 50 percent of median income) and ownership housing 

priced appropriately for median-income households (earning 80 – 120 percent of median income).(pg vii-

1)   Kirkland in 2003 is home to relatively few persons with special needs.

Goal H-1: Maintain and enhance the unique residential character of each City neighborhood. 

Policy H-1.1: Retain the character of existing neighborhoods by incorporating neighborhood character 

and design principles into standards for new development.

Policy H-2.1: Strive to meet the targets established and defined in the Countywide policies for low- and 

moderate-income housing as a percentage of projected net household growth. 

The targets established by the Countywide Planning Policies maintain that housing plans for 

Kirkland must be designed to provide for: 

� 17% of growth in new households affordable to moderate-income households; and 
� 24% of growth in new households affordable to low-income households. 

Policy H-2.3: Promote the provision of affordable housing by private sector residential developments. 

Policy H-2.4: Provide affordable housing units when increases to development capacity are considered. 

Policy H-2.5: Ensure that affordable housing opportunities are not concentrated, but rather are 

dispersed throughout the City.
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Policy H-2.7: Create flexible site and development standards which balance the goals of reduced 

housing development costs with other community goals. 

Street widths, setbacks, curb and sidewalk requirements, and parking standards are some of the 

residential standards that may affect costs. Standards that allow alternative approaches to site and 

building design may provide cost savings. 

Policy H-2.9: Continue to support the acquisition and creation of housing by private or nonprofit 

organizations, housing authorities, or other social and health service agencies for low- and moderate 

income tenants. 

Local resources can be a critical part of developing or preserving affordable housing….This is 

especially true of housing for individuals and families who cannot afford housing created through 

the private market. Local resources are often required as a match for other public (County, State, 

federal) and private funding sources, and therefore work to leverage a significant amount of 

funding into Kirkland and the region that would otherwise not be available 

Note:  Goals and Policies from the Housing Element are presented in bold text.  Non-

bold language is excerpted supporting language from the Housing Element that follows 

the respective goals and policies. 
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RESEARCH RELATED TO PROPERTY VALUES AND CRIME 
(Prepared by A Regional Coalition for Housing – ARCH) 

A.  PROPERTY VALUES 
There are numerous studies or compilations of studies related to the impact of affordable 

housing development on surrounding property values with similar findings.  Following 

are excerpts from several reports. 

A Study of the Impact of Subsidized Housing on Property Values of Private Market Rate 
Housing in Mixed-Income Environments in Montgomery County, Maryland and Fairfax 
County, Virginia 
Synopsis: Overall, there was no significant difference in price trends between non-subsidized 

homes in the subdivisions with subsidized units and the market as a whole -- whether measured 

at the zip code or county-wide level. Furthermore, there was no difference in price behavior 

between non-subsidized houses located within 500 feet of subsidized housing and those farther 

away in the same or an adjacent subdivision. Even the price trends of those non-subsidized 

homes located immediately adjacent to a subsidized dwelling (either next door, back-to-back, 

across the street, or within 25 feet) were unaffected by their proximity. In sum, the presence or 

proximity of subsidized housing made no difference in housing values as measured by relative 

price behavior in a dynamic market. 

Innovative Housing Institute 

Low Income Housing Tax Credit Housing Developments and Property Values 
Synopsis: A review of eight studies on the issue of the effect of low-income housing on 

property values generally does not support the proposition that such housing diminished 

property values. Often it is the case that low-income housing developments cause surrounding 

property values to increase. Interestingly enough, past authors have generally found that such 
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developments have a more positive impact in higher income areas. It seems to be the case that 

it is only when low income housing developments are located in areas that already have 

concentrated poverty that they have a negative impact on property values. "In our view, the key 

policy implication of our results is that Section 42 developments are best placed in relatively 

affluent communities, where there is no evidence that developments cause property values to 

deteriorate. This phenomenon is consistent with findings from past literature." 

By Richard K. Green, Stephen Malpezzi and Kiat-Ying Seah; The Center for Urban Land 

Economics Research, University of Wisconsin (June 14, 2002).  

B.  CRIME RATES 
Note:  There aren’t as many empirical studies that have been able to draw explicit 

conclusions regarding affordable housing relationship to crime rates.  While this question 

has been evaluated, studies often indicate that a variety of interrelated factors can 

impact crime rates, and it is difficult to single out individual factors such as affordable 

housing.  Following are excerpts from some studies.  One factor that is raised in several 

studies is the importance of property management (see last two excerpts) 

A study conducted for the Arizona Multihousing Association concluded that the perception of 

higher crime associated with multifamily housing results from counting police calls by address. 

Hence an apartment property with 100 or more units at the same address may be wrongly 

compared to one single-family residence. “In actuality, when police data is analyzed on a per 

unit basis, the rate of police activity in apartment communities is no worse than in single family 

subdivisions, and in many cases, is lower than in single family areas.”  

There is no correlation between safe, decent and affordable housing and crime.  

Studies show that what does cause crime (and a host of other socio-economic ills) is community 

disinvestment, overcrowding, lack of jobs and community services. 

The Campaign for Affordable Housing (Powerpoint – Busting the 5 Myths of Affordable Housing)  

Affordable housing can help a community maintain a stable population by making it easier to 

retain people who already live and work there. There is no evidence that affordable housing 

brings crime to a neighborhood. In fact, affordable housing, as a tool of economic development, 

can often help to lower crime rates. The National Crime Prevention Council calls for the 
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construction of affordable housing to reduce crime because “neighborhood cohesion and 

economic stability are enhanced in areas where the continuing supply of dispersed, affordable 

housing is assured.” Whether a development will be an asset or a detriment to a community 

more often turns on basic management practices: careful screening, prudent security measures, 

and regular upkeep. Most affordable housing residents are seeking safe and decent housing 

that will allow them to live self sufficient lives in a good community. 

Equity Development website 

Management & Design are Key. 
Local governments can also help protect the entire community, including new affordable 

housing residents themselves, by attending to details at the project level. Most important is 

effective professional onsite management, with strong tenant-screening and good security 

systems. Design, too, can play an important role in protecting residents and neighbors of high-

density or affordable housing, especially by ensuring visibility. New developments should also 

contain a mix of unit types to accommodate different kinds of households. When residents have 

different occupations and family types, someone will probably be home in the development 

almost all the time. 

Myths and Facts about Affordable and High Density Housing.  California Planning Roundtable 
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Keith Maehlum 
10836 NE 108th Street 
Kirkland, WA 98033 

February 3, 2011 

CITY OF KIRKLAND 
PLANNING DEPARTMENT 

RE: LAKEVIEW NEIGHBORHOOD TOD PROPOSAL 

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

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

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

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

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

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

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

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

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

Thanks You – Keith Maehlum 
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DRAFT 

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

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

User Guide.  The charts in KZC _____ contain the basic zoning regulations that apply in the YBD 1 zone of the City.  Use 
these charts by reading down the left hand column entitled Use.  Once you locate the use in which you are interested, 
read across to find the regulations that apply to that use. 

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

1. Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property. 
2. In addition to the height exceptions established by KZC 115.60, the following exceptions to height regulations in 

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

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

roof is equal to or greater than four feet vertical to 12 feet horizontal.  

USE ZONE CHART 

Section _______ 

1) Use:  Attached or Stacked Dwelling Units: 

 See Special Regulations. 

Required Review Process:  DR, Chapter 142 KZC. 

Minimums:

Lot Size:  None 
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DRAFT 

Required Yards: 
 Front: 5’ (see Special Regulation 2)
 Side:  0’ 
 Rear:  0’ 

Maximums:

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

Landscape Category:  C 

Sign Category: E. See Special Regulation 9. 

Required Parking: See KZC 105.25. 

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

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

3. May include one or more of the other uses allowed in this zone.   
4 The following uses are prohibited: 
 a. Any retail establishment exceeding 15,000 square feet. 
 b. Drive-through facilities. 
 c. The outdoor storage, sale, service and/or rental of motor vehicles, sailboats, motor boats, and recreational 

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

following uses: Retail uses selling goods or providing services, including restaurants or taverns; Banking and 
Related Financial Services; School, Day-Care or Mini School or Mini Day-Care Center; Government Facility; 
Community Facility; and retail establishments providing entertainment, cultural and/or recreational activities. The 
required uses shall have a minimum depth of 20 feet and an average depth of at least 30 feet (as measured from 
the face of the building on the abutting right-of-way). The Design Review Board (or Planning Director if not subject 
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DRAFT 

to D.R.) may approve a minor reduction in the depth requirements if the applicant demonstrates that the 
requirement is not feasible given the configuration of existing or proposed improvements and that the design of 
the retail frontage will maximize visual interest. Lobbies for residential are allowed within this space subject to 
applicable design guidelines. The minimum ground floor story height for these uses shall be 13 feet. 

6. Gross floor area constructed above the second floor must be dedicated to residential use. 

7. Development of residential uses within the zoning district shall result in a minimum of 20 percent of total 
residential units being affordable with affordability levels as follows: 

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

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

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

5 KZC. 

8. The following additional regulations apply to affordable housing units included in development: 
a. Alternative Affordability Levels – Subject to Director approval, an applicant may propose affordability levels 

different from those defined in this Chapter.  In approving any different affordability levels, the Director 
shall use ratios similar to those in Chapter KZC 112.20.3.b. 

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

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

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

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

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

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

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

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

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

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

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

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

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

9. Signs for a development approved under this provision must be proposed within a Master Sign Plan application 
(KZC 100.80) for all signs within the project.

10. Regulations to address sustainability in development are under study. �

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

for discussion) 
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Plate 34L 
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South Kirkland Park and Ride
Transit Oriented Development Project (TOD)

Kirkland Mixed Use Developments
S H O PS H O P S H O PS H O P

Juanita Village – 
Chelsea Apartments
11825 98th Ave NE

Height:  5 stories
Site:   2.8 acres
# Units:  196
Density:  70 units/ac.
Mix:   Multifamily and Retail

Merrill Gardens/
Bank of America
101 Kirkland Ave.

Height:  5 stories
Site:   .65 acre
# Units:  66
Density:  101 units/ac.
Mix:   Multifamily and Retail

Merrill Gardens
102 Kirkland Ave.

Height:  5 stories
Site:   .88 acre
# Units:  115
Density:  130 units/ac.
Mix:   Assisted Living and Retail

Tera Apartments
528 Central Way

Height:  5 stories
Site:   1.4 acres
# Units:  161
Density:  115 units/ac.
Mix:   Multifamily and Retail

Plaza on State
102-122 State St.

Height:  4 stories
Site:   1.5 acres
# Units:  81 
Density:  54 units/ac.
Mix:   Multifamily and Retail

Chelsea Apartments
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South Kirkland Park & Ride TOD 
Design Guideline Matrix 

Existing Comprehensive Plan 
Policies

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

1.  Ensure high quality building and 
design

� Building materials should exhibit 
permanence. 

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

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

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

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

� Require Design Review Board 
approval

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

� Design Review Board 
provisions in KZC Chapter 
142

� Master Sign Plan 
provisions in KZC Chapter 
100

1 Proposed guidelines may address more than one policy. 

A
ttachm

ent 11157



Existing Comprehensive Plan 
Policies

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

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

Building Scale & Massing 

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

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

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

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

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

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

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

� Limit size of any retail 
establishment to 15,000 sq. 
ft.

� Limit height to 53’ above 
average building elevation 

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

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

� Various provisions in KZC 
Section 105.18 – 
Pedestrian Access 

� Various provisions in KZC 
110.19 – Public Pedestrian 
Walkways

� KZC 105.32 – Bicycle 
Parking 
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Existing Comprehensive Plan 
Policies

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

incorporate design techniques which 
clearly define the building’s top, 
middle, and bottom. 

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

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

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

High Quality Design 

See Policy #1

Pedestrian Features & Amenities 

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

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

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

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

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

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

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

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

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

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

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

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

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

Streetscape 

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

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

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

� Ground floor spaces along NE 38th

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

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

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

� 110.52 - Sidewalks and 
Other Public 
Improvements in Design 
Districts 

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

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

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

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

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

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

Gateway

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

� The design of the gateway should 
include a combination of 
landscaping, architectural features, 
and artwork which: 
o Establishes a landmark that 

reflects the TOD elements of 
the site 
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Existing Comprehensive Plan 
Policies

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

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

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

4.  Protect the vegetative buffers 
and significant trees along the 
site’s eastern and southeastern 
borders through development 
standards. 

None Proposed � Tree retention standards 
in KZC Section 95.30 

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

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

� Access driveways to parking areas 
should be minimized. 

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

� Screening and landscaping should be 
used to reduce the visual impact of 
parking lots to the surrounding 
neighborhood.   

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

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

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

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

Proposed Design Guidelines1 -
Design Review Board Authority

Proposed Zoning 
Regulations

Existing Zoning 
Regulations

Additional
Guidelines 
Needed? 

Specific 
Regulations 
Needed? 

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

High Quality Design 

See Policy #1 

Public amenities and Open Space 

� Public open space should be 
provided on the subject property 
which can be used by the general 
public, residents, and transit users. 

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

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

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

None Proposed None

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

None Proposed � Regulations to address 
sustainability in development 
are under study.  A 
reference to these 
regulations t will be added. 

None
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Park & Ride TOD 
Public Meeting Schedule* 

*Dates are tentative 

Date Meeting Topic/Action 
December 13, 2010 Study: PC/HCC Plan for public 

outreach and code 
amendments 

January 20, 2011 Public Workshop Input on concept 
January 25, 2011 Public Workshop Input on concept 
February 10, 2011 Study: PC/HCC Review draft 

regulations 
Mar 3, 2011 Public Workshop Input on draft 

regulations 
March 24, 2011 Public Hearing:  

PC/HCC
Hearing on draft 
regulations.  HCC to 
deliberate, begin to 
develop 
recommendation 

April 14, 2011 Study: PC Deliberation, develop 
recommendation

April 25, 2011 Study: HCC Finalize
recommendation 

May 2011 City Council Action on 
amendments 

May/June 2011 HCC Final action on 
amendments 
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