CITY OF KIRKLAND

Planning and Building Department
123 5th Avenue, Kirkland, WA 98033
425.587.3600- www.kirklandwa.gov
MEMORANDUM
To:

Planning Commission

From:

Scott Guter, AICP, Senior Planner
Jeremy McMahan, Deputy Planning Director

Date:

October 7, 2019

Subject:

Kirkland Urban – Proposed Modifications to Master Plan and KZC 50.38
File No. CAM14-02188

Staff Recommendation
Conduct a public hearing on proposed modifications to the Kirkland Parkplace Mixed-Use
Development Master Plan and Design Guidelines to accommodate Phase III of the
Kirkland Urban development (see Attachment 1).
Staff recommends approval of the proposed changes with the condition that the in-lieu
affordable housing payment should be increased by 0.20 units and either paid within a
year or indexed by CPI as discussed below.
Background
The current Kirkland Parkplace Mixed-Use Development Master Plan and Design
Guidelines was approved by the City Council on January 15, 2019 by Ordinance 0-4677.
The project currently known as Kirkland Urban is located on an 11.5-acre parcel at the
corner of 6th Street and Central Way. The Master Plan allows up to 744,655 square feet
of office, 218,345 square feet of retail, fitness and entertainment uses, 352,000 square
feet of residential uses (367 units), and a minimum of 75,000 square feet of pedestrian
space including plazas, courtyards, gardens and an elevated terrace.
Section 5 of the Master Plan and Design Guidelines states that major modifications to
the project, such as a reduction in open space, changes to locations of primary and
secondary internal streets, and changes in allowed uses, must be reviewed for
consistency with the Comprehensive Plan and requires City Council approval.
In June 2019, the City Council reviewed the requested changes to the Master Plan and
Zoning Code and directed staff to add consideration of the changes to the 2019-2021
Planning Work Program.
Project
The City has now been asked by KPP Development, LLC, the project proponent, to make
amendments to accommodate potential changes to the final phase (Phase III) on the
east side of the development site of the Kirkland Urban development. If approved, the
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changes would allow that Phase III to be completed as a mixed-use office building
rather than a mixed-use residential building. The proposed modifications do not
increase the total square footage of the project. The request is also adding a section to
the Master Plan outlining the project’s affordable housing obligation. Lastly, the request
includes zoning code amendments adjusting the project’s minimum square footage for
retail and restaurant uses, and the maximum percentage of retail that can be counted as
movie theater (see Exhibits A and B of Attachment 1).
Master Plan Amendment Request (Attachment 1, Exhibit A)

Building Use Breakdown (Master Plan page 8)
The existing office square footage would be increased from 744,655 square feet to
924,655 square feet, the Retail/Fitness/Entertainment category would remain the
same at 218,345 square feet, and maximum residential square footage would be
reduced from 352,000 square feet to 172,000 square feet. The total number of
residential units would be reduced from 367 units to 185 total units, reflecting the
units already completed in Phase I. The development standards and design guidelines
in the Kirkland Parkplace Mixed-Use Development Master Plan and Design Guidelines
and the regulations for height and massing in the Zoning Code will remain the same.

Affordable Housing (Master Plan page 7)
Under the current Building Use Breakdown, the Master Plan includes the construction
of 367 residential units. Per Kirkland Zoning Code (KZC) Section 50.37.3, ten percent
of these units must be affordable housing units. With the current Master Plan’s 367
residential units, 37 would be affordable. The project proponent is requesting to lower
the number residential units to 185 units, reducing the project’s affordable housing to
19 units. To compensate for the loss in affordable housing the project proponent is
proposing payment in-lieu of development of the additional affordable units. The
proposal is in the amount of $148,385.00 per unit for 18 units. This amount was
arrived at in coordination with A Regional Coalition for Housing (ARCH) to reflect the
current cost of construction for a prototype affordable housing unit on the subject
property, including tax exemptions and other factors. This requirement is similar to
one recommended by the Planning Commission and adopted by the City Council earlier
this year for the Madison Development project located in the RH 3 zone.
Staff supports the payment in-lieu as proposed, with two additional recommendations:
1.

The payment should include an additional 0.2 units that have not been
accounted for in the total. Phase I built 185 residential units and provided 19
affordable units within that building. The obligation under the Zoning Code was
18.5 affordable units because the rounding point for requiring another whole unit
is at 0.66. They could have provided 18 affordable units and paid for the
additional 0.5 unit but chose to provide 19 actual units. The affordable housing
requirement for the remaining 182 residential units would be 18.2 units. Under
the Zoning regulations, we would have looked at the project as a whole and
considered the additional 0.5 affordable housing unit provided in Phase I as
offsetting the 0.2 unit obligation in the current phase. However, a strict
application of the Multifamily Property Tax Exemption (MFTE) requirements,
since it is granted on a building by building basis, would require that they
provide the full 10% affordable units within the building being granted the
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exemption in order to receive the exemption. The only way around that would
be if we changed the MFTE requirements in KMC 5.88 to require the affordable
housing within the zone. The additional 0.2 units would increase the payment by
$29,677.
2.

The payment should either be made within one year of Council’s adoption of the
amending ordinance, or the total amount is adjusted according to Consumer
Price Index (CPI) to account for inflation.

Organization of Uses (Master Plan page 11)
The proposed changes from residential to office use requires an amendment to the
project’s Organization of Uses illustrated on page 11 of the Master Plan.
Zoning Code Text Amendment Request (Attachment 1, Exhibit B)
An increase in the amount of allowed office use for the project requires an
amendment to two sections of zoning code regulating the amount of retail, restaurant,
and movie theater uses. KZC 50.38.010, Special Regulation 2 requires a minimum
amount of retail and restaurant gross floor area (GFA) equaling 25 percent of the
project’s office GFA. Because the office space will be increasing, continuing to tie the
required amount of retail to the amount of office space would not be feasible. The
project proponent is requesting an amendment to the zoning code making the
minimum retail and restaurant requirement 186,000 GFA, an amount approximately
equal to the 25 percent of 744,655 GFA of office under the current Master Plan. This
simply commits the project to build the same planned amount of retail square footage.
KZC 50.38.010, Special Regulation 3b sets a maximum GFA of movie theater of 20
percent of required retail and restaurant use. The request increases the movie theater
percentage to 25 percent of the minimum GFA of retail and restaurant uses, a
maximum 46,500 GFA of movie theater for the project based on the amended 186,000
GFA for retail and restaurant uses.
Analysis
These changes are consistent with the Comprehensive Plan, which designates the
Kirkland Urban property as appropriate for commercial uses. The Comprehensive Plan
Chapter for the Moss Bay Neighborhood, Downtown Plan states that: “Because this area
provides the best opportunities in the Downtown for creating a strong employment
base, redevelopment for office use should be emphasized. Within the Parkplace Center
site, however, retail uses should be a significant component of a mixed-use complex.
Residential use should be allowed as a complementary use.” The proposed
amendments support this policy directions while also preserving the public interest in
providing affordable housing in the community.
The changes are also consistent with the SEPA Planned Action Ordinance O-4473, which
establishes a maximum “envelope” of project impacts – primarily vehicle trips generated
during the most congested peak hour during the evening commute (PM peak), which
has a threshold of 1,680 vehicle trips during the PM peak hour. If project changes
would generate more than the maximum number of PM peak vehicle trips (or other
environmental impacts) identified in the Planned Action Ordinance, supplemental
environmental review is required. Conversely, if project changes would generate less
than the maximum number of vehicle trips (or other environmental impacts), additional
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environmental review is not required, and the project changes can be approved within
the parameters of the approved Planned Action Ordinance. The current changes are
projected to generate 1,632 vehicle trips during the PM peak hour (see Attachment 2).
In the adopted Master Plan and Design Guidelines, major modifications to the Master
Plan are required to be reviewed by staff for consistency with the Comprehensive Plan
and to be approved by the City Council. Kirkland Municipal Code 3.30.040 states that
the City Council shall consult with the Planning Commission prior to amending the
Master Plan and Design Guidelines. The Planning Commission’s recommendation on this
proposal will be taken to City Council on December 10, 2019.Any additional access or
circulation improvements identified in the Planned Action ordinance will be reviewed by
staff and the DRB when the complete Phase III proposal is received. Required parking
supply and modifications to the Transportation Management Plan and Parking
Management Plan will also be reviewed when detailed square footage and design
information is submitted to the City by the applicant.
The proposed amendments to the Kirkland Zoning Code are considered pursuant to KZC
160, where the Planning Commission conducted a public hearing and the makes a
recommendation to City Council.
Public Comment
Public comment will be taken at the Planning Commission hearing on November 14,
2019. No comments have been received at this time.
Environmental Review
Staff will prepare an Addendum to the Plan Action EIS to document that the modification
proposal would not generate vehicle trips (or other project impacts) that exceed the
maximum thresholds evaluated in the Planned Action EIS Addendum. This Addendum
will be based in part on the traffic analysis in Attachment 2.
Attachments
1. Letter from Jessica M. Clawson dated November 1, 2019
2. Trip Generation for Proposed Master Plan Amendment by Heffron Transportation
Inc, dated September 4, 2019
Cc:

G. Richard Hill, Attorney for Talon Private Capital
Bill Pollard, Talon Private Capital
Jeff Roberts, Google
T. Ryan Durkan, Hillis Clark Martin & Peterson P.S.
Jim Neal, Talon Private Capital
William Leedom, Talon Private Capital
Bret Jordan, Ryan Companies
Moss Bay Neighborhood Association
KAN
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Attachment 1

McCULLOUGH HILL LEARY, Ps

November 1, 2019

Scott Guter
City of Kirkland Planning and Community Development
123 Fifth Avenue
Kirkland, WA 98033
Re: Kirkland Urban Master Plan Modification
Dear Scott:
This follows up on our firm's recent letters to the Planning Department, one dated June 4,
2019 and one dated September 23, 2019. In our June 4 letter, we advised the City that Kirkland
Urban intended to apply for (a) a major revision to its Master Plan and Design Guidelines and (b) a
zoning code text amendment ("Revision Proposal"). In our September 23, 2019 letter, we formally
submitted the Revision Proposal on behalf of Kirkland Urban. Our October 7, 2019 letter
supplemented the information set forth in the prior letters. This letter amends the request in our
September 23, 2019 letter based on current discussions between the parties.
As stated in the two prior letters, the Revision Proposal will not result in an increase in the
overall square footage (1,315,000 sf) allowed under the existing Kirkland Urban Master Plan
("Master Plan"). The Revision Proposal will, however, result in a modification of the square footage
currently allocated to office (the request will be to increase that allocation) and a corresponding
decrease in the square footage currently allocated to residential (the request will be to decrease that
allocation). In addition, the Revision Proposal requests a zoning code text amendment to clarify
that a minimum of 186,000 sf of restaurant and retail uses will be developed as part of the Master
Plan.
In coordination with City staff, we have identified applicable City regulations regarding the
proposed modification.

Comprehensive Plan. The Comprehensive Plan Figure LU-1 designates the Kirkland
Urban property as commercial. The proposed change is consistent with the Comprehensive Plan.
Master Plan Revisions. The Revision Proposal does require approval of two changes in
the Master Plan, as follows:
• The current Master Plan's allocation of commercial and residential square footage
will be amended (see Master Plan at page 8). This change in the Master Plan will
require staff review for consistency with the Comprehensive Plan and City Council
approval.

701 Fifth Avenue • Suite 6600 • Seattle, Washington 98104 • 206.812.3388 • Fax 206.812.3389 • www.mhseattle.com
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Scott Guter
November 1, 2019
Page 2 of 3

•

•

The current Master Plan (page 7, "Program Requirements") will be amended to
reflect the payment for affordable housing that will replace the affordable units that
were previously anticipated with the Master Plan. The Plan will be amended with the
following language:
o F. Affordable Housing. Under Ordinance 4677 the Master Plan authorized
construction of 367 residential units, including up to 37 affordable housing
units per the Zoning code requirement for 10 percent affordable units in
residential development. With the reduction of the residential component to
185 residential units, the Master Plan will include only 19 affordable units. In
lieu of the remaining anticipated 18 affordable housing units, the City will
accept a payment of $148,385.00 per unit.
The current Master Plan (page 11, "Organization of Uses: Upper Grade Level'') will
be amended to reflect the change from residential to office.

Exhibit A sets forth the revisions to the Master Plan that Kirkland Urban is requesting.

Zoning Code Text Amendment. A Zoning Code amendment will be required, because
the Revision Proposal includes a request to modify the Code's retail provisions as set forth in KZC
50.38.010, Special Regulations 2 and 3. The proposed Zoning Code amendment is attached to this
letter as Exhibit B. KZC 50.38.010, Special Regulation 2, would be revised to confirm Kirkland
Urban's obligation to provide a minimum of 186,000 sf of retail and restaurant uses. This obligation
will result in the same minimum amount of square footage of retail and restaurant uses as under the
existing approved Master Plan. Special Regulation 3b would also be revised to allow for a slightly
greater portion of the Movie Theater/Restaurant to count toward the minimum requirement for
retail.

Citizen Initiated Amendment Request. City staff requested that this form of Request be
completed to facilitate review of the Zoning Code amendment pursuant to KZC Chapter 160. The
Request has been formally submitted through the City Portal.
Planned Action Ordinance and SEPA Checklist. Ordinance 4473, Section 3.D.1 (a) sets
forth threshold criteria to be used to determine whether the impacts of a site-specific development
have been adequately reviewed and mitigated within the context of the Planned Action. If they have
been, no additional environmental review is required.
In this case, the transportation impacts of the Revision Proposal have been addressed in
Heffron's Transportation Technical Memoranda evaluating trip generation for the Revision
Proposal and parking demand for the Master Plan Buildout ("Heffron Memoranda"). A SEPA
Checklist, including the Heffron Memoranda, has been submitted with the Revision Proposal
application through the City Portal. The SEPA Checklist concludes that all impacts of the Revision
Proposal are within the Planned Action thresholds identified in Section 3(D) of Planned Action
Ordinance 4473. Accordingly, Kirkland Urban requests that the City determine that a SEPA
addendum is the appropriate vehicle for compliance with SEPA review requirements.

6

Attachment 1

Scott Guter
November 1, 2019
Page 3 of 3

We understand that the City has requested specific improvements in lieu of the NE
85 /114th Avenue NE mitigation previously identified for the Master Plan in the PAO. The
improvements are specified as:
• Remove the bulb out at the NE comer of 6th Street/4th Avenue/project driveway to extend
the northbound to eastbound right-tum lane at the intersection of Central Way/ 6th Street.
This would include signal modification and relocating a utility vault at the NE comer of 6th
Street/4th A venue.
• Relocate the curb on Central Way between 6th Street and 5th Street to add a transit queue
jump lane or right-tum lane. The improvement would be made within existing right-of-way.
The length of this improvement is currently being determined given that currently there may
not be sufficient right-of-way near 5th Street. The work may include relocation of the
eastbound bike lane. The widening would also include signal modifications/additions to
control the new queue jump or right-turn lane and bike lane amenities per City standard.
th

We understand that the City has requested this improvement in-lieu as consistent with the
PAO and previous SEPA review, and we request that the SEPA addendum reflect the change.

Concurrency. The Revision Proposal requires the City Transportation Engineer to evaluate
its consistency with the City's transportation concurrency requirements. A concurrency application
has been submitted through the City Portal. Based on City staff review of the Heffron Memoranda,
we understand that the Revision Proposal meets the City's concurrency requirements.
Kirkland Urban very much appreciates your consideration of the Revision Proposal. Please
let me know if you have any questions or need additional information.

~<('ftlu--Jessica M. Clawson
cc:

Stephanie Croll
Jeremy McMahan
Bill Pollard
Jim Neal
William Leedom
Bret Jordan
Mark Rowe
Ryan Durkan
Abigail DeWeese
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MASTER PLAN:
DEVELOPMENT STANDARDS

Attachment 1

Exhibit A

SITE AREA BREAKDOWN · TOTAL SITE AREA = 501,000 SF = 100%

Building Footprint
40 - 45%

Vehicle Areas
20 - 25%

Open Space
35 - 40%

OPEN SPACE BREAKDOWN

Pedestrian Space:
Plazas/Courtyards/Gardens/Elevated Terrace

Sidewalks
20 - 25% of Site

15 - 20% of site (75,000 sf minimum)

Private
Roof
Terrace
10,000 sf

BUILDING USE BREAKDOWN · Approximate 1,315,000 GROSS SF TOTAL = 100%

Commercial Office
744,655 sf

Retail / Fitness /
Entertainment
218,345 sf

5th

10. Public Amenities, Access, and
Organization of Uses

ST

A. PEDESTRIAN CONNECTIONS
Intent: Create a network of identifiable linkages
into and through the project site for pedestrians.

Y
WA

4th Ave

PETER
KIRK
PARK

6th STREET

The diagram at right shows approximate pedestrian
connections. Darker lines indicate primary connections designated by the Comprehensive Plan. Lighter
lines show secondary connections linking existing
proposed streets as well as Peter Kirk Park. These
connections are for public use.

RAL

T
CEN

ST
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proposed:
185 units
172,000 sf

4th

KIRKLAND PARKPLACE MIXED-USE DEVELOPMENT: MASTER PLAN & DESIGN GUIDELINES

proposed:
924,655 sf

Residential
367 units
352,000 sf

*

The applicant shall work with the City to define appropriate wayfinding strategies between the development
and the Cross Kirkland Corridor.
D
AN

Y
WA

KL

KIR

Primary Pedestrian Path
Secondary Pedestrian Path

*

Route may vary depending
on grocery store relocation.

Network of pedestrian connections
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MASTER PLAN: DEVELOPMENT STANDARDS
9. Program Requirements
The following requirements and ratios are established
to quantify use types at the completion of the project,
and are not a requirement for any single phase.
A. PEDESTRIAN SPACE

The development will include a variety of public open
spaces that vary in size and character. A minimum
of 15%, or 75,000 square feet, of the site shall be
activated pedestrian-oriented space, in the form of
courtyards, plazas, etc. See diagram (Section 10.D)
for approximate locations and dimensional requirements of specific spaces. Definition of appropriate
design treatments are found in the district-specific
design guidelines (Section 13).
B. ARTS COMMITMENT

C. GREEN BUILDING COMMITMENT

Section V. Natural Environment of the Comprehensive Plan outlines broad goals and policies related
to environmental sustainability. Section XV.D of the
Comprehensive Plan and Guiding Principle #8 (see
Section 8 of this document) describe goals specific
to the Parkplace site.
1. In response to these goals and policies, the following requirements will apply to the Kirkland Parkplace
project:
a. All new office buildings will be designed achieve a
LEED CS Gold threshold. A USGBC Pre-Certification Application showing points meeting LEED
CS Gold will be included with permit submittals to
show which points will be pursued.
b. The multi-family residential building(s) will be designed to a LEED for Homes Multifamily Mid-Rise
Silver threshold; or to meet Built Green 4 Star
certification.
c. The applicant shall encourage all potential tenants
for Kirkland Parkplace to pursue LEED-CI. To accomplish this, the applicant will create and distribute to tenants a set of Tenant Design Guidelines
to show strategies tenants can use to achieve

d. At the end of tenant build-outs of the office space,
the applicant shall prepare an executive summary
for the City of Kirkland, outlining what sustainability
measures were incorporated in the tenant build-outs
(unless otherwise restricted by tenant confidentiality).
e. In addition, the applicant shall strive to make design
choices in its Core and Shell buildings that are conducive to the achievement of LEED-CI by tenants.
2. In the interest of promoting a holistic sustainability
approach, the applicant shall strive to integrate site-specific strategies identified as focus areas, such as:
a. Energy efficiency strategies, like centralized cooling
options and heat recovery.
b. Low Impact Development (LID) strategies like stormwater planters, vegetated roofs, and bioswales.
c. Materials and resource strategies like recycled materials, regional materials, and FSC certified wood.
D. COMMUNITY-SERVING RETAIL AND SERVICES

Include neighborhood-serving retail and services. Possible examples include: grocery, childcare, bookstore,
drugstore, dry cleaner, movie theater, barbershop, shoe
repair, etc.
E. PARKING

To guide the transformation described in the Comprehensive Plan from “an auto-oriented center surrounded
by surface parking into a pedestrian-oriented center integrated into the community” (CP XV.D-13), the majority
of parking for the development shall be placed underground. Surface parking will be provided along selected
internal streets and at other selected surface parking
locations to support retail uses.
F. AFFORDABLE HOUSING

Under Ordinance 4677 the Master Plan authorized construction of 367 residential units, including up to 37 affordable housing units per the Zoning code requirement
for 10 percent affordable units in residential development. With the reduction of the residential component
to 185 residential units, the Master Plan will include only
19 affordable units. In lieu of the remaining anticipated
18 affordable housing units, the City will accept a payment of $148,385.00 per unit.

KIRKLAND PARKPLACE MIXED-USE DEVELOPMENT: MASTER PLAN & DESIGN GUIDELINES

In an effort to encourage integrated art into the
project, Parkplace is working in collaboration with
representatives from the cultural council and local art
community and will identify and create opportunities
to integrate art into the project.

LEED-CI certification. These Tenant Design Guidelines will be made available to the City of Kirkland to
inform their ongoing sustainability programs.
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C. ORGANIZATION OF USES:

UPPER GRADE LEVEL

BUILDINGS

A

Office over Lower Level Retail / Entertainment

B

Retail/office/daycare

ST

D

E

5th

C

Residential with Retail at the base

E

Retail

6th STREET

C

L
TRA

Y
WA

D

CEN

A

E
4th AVE

D
D

SITE

Pedestrian Space:
Plaza/Courtyard/
Garden/Elevated
Terrace
Vehicular and
Pedestrian Circulation
Pedestrian-Only
Circulation
Vehicle Site Access
Pedestrian Site Access
Retail
Outdoor Amenity
Office
Residential

PETER KIRK PARK

E

D

C
B

E
A

E

change to
purple for Office

A

KIRKLAND PARKPLACE MIXED-USE DEVELOPMENT: MASTER PLAN & DESIGN GUIDELINES

E
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Exhibit B

Current KZC 50.38.010, Special Regulation 2, states:
The gross floor area of retail and restaurant uses in this zone shall be equal to or greater than
25% of the gross floor area of office uses in this zone. Retail uses may include accessory short
term drop-off children’s play facilities.

Proposed revision:
The gross floor area of retail and restaurant uses in this zone shall be equal to or greater than
186,000 gross square feet. Retail uses may include accessory short term drop-off children’s play
facilities.

Current KZC 50.38.010, Special Regulation 3b, states:
Movie theater. This use may be included as a retail use under Special Regulation 2; provided,
that the gross floor area of this use shall not count toward more than 20 percent of the required
minimum gross floor area of retail and restaurant uses.

Proposed revision:
Movie theater. This use may be included as a retail use under Special Regulation 2; provided,
that the gross floor area of this use shall not count toward more than 25 percent of the required
minimum gross floor area of retail and restaurant uses.

11

Attachment 1

12

Attachment 2

13

Attachment 2

14

Attachment 2

15

Attachment 2

16

Attachment 2

17

Attachment 2

18

Attachment 2

19

Attachment 2

20

Attachment 2

21

Attachment 2

22

Attachment 2

23

Attachment 2

24

Attachment 2

25

Attachment 2

26

Attachment 2

27

Attachment 2

28

Attachment 2

29

Attachment 2

30

Attachment 2

31

Attachment 2

32

