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MEMORANDUM
To: Planning Commission
From: Adam Weinstein, Planning & Building Director

Jeremy McMahan, Planning & Building Deputy Director
Allison Zike, Senior Planner

Date: March 3, 2022
Subject: NE 85™ ST STATION AREA PLAN PROJECT UPDATE, FILE NO. CAM20-00153
STAFF RECOMMENDATION

Receive a briefing from the project team on the Station Area on the following topics:
e Preferred Plan Direction, adopted by City Council Resolution R-5503 in December 2021
e An update on the schedule for final Station Area Plan documents

e An introduction to Form-based Code concepts under development for the Station Area
regulating districts.

¢ An overview of the City’s initial approach to incentive zoning for the Station Area.

BACKGROUND

With the passage of the 2019-2020 budget, City Council authorized creation of a Station Area
Plan associated with the Sound Transit Bus Rapid Transit (BRT) station planned for the I-
405/NE 85™ Street interchange.

This budget direction was affirmed on February 19, 2019 when the City Council adopted
Resolution R-5356 approving the 2019-2020 Priority Goals and City Work Program. One of the
twelve City Work Plan initiatives related to developing the Station Area Plan is shown in the
following excerpt from R-5356:

Continue partnerships with Sound Transit, the State Department of Transportation and
King County Metro Transit to ensure that I-405 investments serve Kirkland’s mobility
needs and maximize the benefit of Sound Transit’s NE 857 Street/I-405 Bus Rapid
Transit interchange project by completing land use, zoning, and economic development
plans for areas adjacent to the interchange project to further the goals of Balanced
Transportation and Economic Development.

The BRT station, now funded and scheduled to be operational in 2026, will provide the Station
Area with frequent high capacity transit service to regional destinations and transit connections.
The intent of the Station Area Plan is to fully leverage this significant, voter-approved, regional
investment in transit with a land use plan that would result in a walkable, equitable,
sustainable, and complete transit-oriented neighborhood that will provide affordable housing,
school capacity, park amenities, family wage jobs, and commercial and retail services.

NE 85TH ST STATION AREA PLAN
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The Planning Commission last discussed the Station Area Plan at their November 16 Joint Study
Session with City Council, where staff confirmed the Council’s direction from their October 26
Council Study Session and received feedback from both Planning Commission and Council on
progress made towards the draft Preferred Plan Direction at that time.

PREFERRED PLAN DIRECTION — RESOLUTION R-5503

At their December 14, 2021 meeting, City Council voted to adopt Resolution R-5503 to confirm
the Preferred Plan Direction (see Attachment 1), based on prior Council direction around June
Alternative B from the Fiscal Impacts and Community Benefits Analysis. The Preferred Plan
direction does not represent a complete plan, policies, or form-based code. Rather, the
resolution and Preferred Plan Direction:

e Encapsulate Station Area analysis and work completed between February 2019 and
December 2021, and Council and community input received;

e Establish clear direction for the work of the Planning Commission, staff, and consultant
team in 2022 by setting a framework for final plan and code development;

o Reflect the legislative intent of the City Council for the general type and intensity of
development for inclusion in the Final Supplemental Impact Statement (SEIS) that was
administratively issued on December 30, 2021; and

e Provide direction for the forthcoming Planned Action Ordinance(s) that will facilitate
future private development and public infrastructure.

The Preferred Plan Direction includes the following components. Each component is
summarized below; Exhibit A to Resolution R-5503 (see Attachment 1) includes complete
descriptions of each component with accompanying maps and graphics.

Long Range Vision for the Station Area

Resolution R-5503 adopted the long-range vision for the Station Area Plan. The vision
statement is:

The Station Area is a thriving, new walkable district with high tech and family wage jobs,
plentiful affordable housing, sustainable buildings, park amenities, and commercial and
retail services linked by transit.

The long range vision also includes the following components:

e Description of growth expectations. The long range vision includes the growth capacity
in the area through the year 2044, for:

o Households: 8,152 total households by the horizon year of 2044; 6,243
households above existing.

o Jobs: 22,751 total households by the horizon year of 2044; 17,763 jobs above
existing.

e Framework for community benefits and recommended strategies. This framework
confirmed the previous Council direction to further develop the recommended strategies
to achieve community benefits including commercial linkage fees, Tax Increment
Financing (TIF) district(s), and a density bonus/incentive program.

Implementation Framework for the Station Area (basis for form-based code)

e Future character zones map and tables. The character zones adopted in the Preferred
Plan Direction set a vision for each distinct district within the Station Area; they set the


https://www.kirklandwa.gov/files/sharedassets/public/city-council/agenda-documents/2021/november-16-2021/3a_study-session.pdf
https://www.kirklandwa.gov/files/sharedassets/public/city-council/agenda-documents/2021/november-16-2021/3a_study-session.pdf
https://www.kirklandwa.gov/files/sharedassets/public/city-council/agenda-documents/2021/october-26-2021/4_business.pdf
https://www.kirklandwa.gov/files/sharedassets/public/city-council/agenda-documents/2021/october-26-2021/4_business.pdf
https://www.kirklandwa.gov/files/sharedassets/public/planning-amp-building/station-area-materials/kirkland-85-sap-community-benefits-and-fiscal-impact-assessment-final-technical-memo-11-11-2021.pdf
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“guideposts” for what the future development regulations and implementation of
community benefits strategies should achieve.

The Preferred Plan Direction adopted five distinct character districts, shown in the
following figure and described below.
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Figure 1: Draft Character District Map, prepared by Mithun

The character districts and vision statements are:

O

Maker District: Pedestrian-oriented district building on Norkirk’s character and
excellent Cross Kirkland Corridor (CKC) trail connections. 7" Ave becomes a
lively connection between the BRT drop-off and Downtown. The traditional
mixed industrial/commercial character of the area is recognized while
encouraging more urban uses supporting “maker” activities, and locally-owned
small businesses.

Downtown Gateway District: Gateway district to Downtown Kirkland via 6™ St
that emphasizes mid-rise residential and office buildings along 6" and important
bicycle and pedestrian connections along green pathways to and from the BRT
station and the CKC.

Forbes Lake District: A walkable mixed-use district with opportunities for shops
and office uses as well as mid-rise residential uses, organized around a green
main street corridor with retail and active uses combined with small open spaces
on 120% that connects to Forbes Lake. Biophilic design and visible water,
energy, and biodiversity strategies tell the story in this place.

Green Innovation District: This vibrant, mixed-use district is a model of
innovation and place for community, students, and the workforce to connect. It
transitions from shops and office uses to townhouses, small apartment buildings,
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and civic uses. Active transportation choices, connection to green space, and a
walkable 120™" Ave NE offer a healthy lifestyle. Views abound.

o Rose Hill Gateway District: Corridor-based gateway with a mix of active ground
floors and mid-rise residential buildings along NE 85" that focuses on creating a
strong sense of arrival from Redmond with streetscape design, public art, and
urban design features

e Regulating Districts map (i.e., draft form-based zoning districts). The regulating districts
adopted in the Preferred Plan Direction set the framework for future development
regulations unique to each district, and established the general maximum allowable
height for the district that will be refined to incorporate standards for height transitions
(e.g., setbacks, upper-story stepbacks, land use buffers, floor plate limits, etc.).

The Preferred Plan Direction adopted five regulating districts, shown in the following
figure and described below.

Station Area Plan Boundary
Figure 2: Draft Regulating District Map, prepared by Mithun

o Urban Flex District: Encourage uses consistent with the light industrial history of
the area thar are also compatible with a walkable urban neighborhood. Allow for
upper-story residential, light manufacturing, commercial, retail, and
civic/institutional uses. Maximum heights set at 45'".

o Commercial Mixed Use: Encourage uses consistent with large scale commercial
and office development. Allow for office, commercial, retail, and
civic/institutional uses. Maximum heights range from 60" west of I-405 to 250’
east of I-405.
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o Neighborhood Mixed Use: Encourage uses consistent with a mid-rise urban
residential neighborhood. Allow for residential, office, commercial, retail, and
civic/institutional uses. Maximum heights range from 40-60" west of I-405 to 65-
150’ east of I-405.

o Residential Neighborhood: Encourage uses consistent with residential
neighborhoods that transition to existing lower density residential areas. Allow
for smaller scale residential and retail buildings, including “missing middle”
housing types. Maximum heights range from 30-45".

o Civic Mixed Use: Encourage uses consistent with civic functions including
education facilities, while preserving flexibility for additional uses in the future.
Allow for educational, residential, and retail uses. Maximum heights range from
45-75'.

e Future street and frontage types map and tables. The street and frontage types begin
to establish a foundation for how the form-based code will regulate how building types
interact with the public realm. The maps and tables in the Preferred Plan Direction
distinguish the general character and travel-mode priorities for each street type, and
established an initial idea of what types of building frontages should be permitted on
each street type.

COMMUNITY INPUT ON THE STATION AREA PLAN

The community has provided input during all completed phases of the project, through two
community workshops, scoping for the environmental review, the formal comment period for
the Draft SEIS, specific outreach using a variety of methods to connect with priority populations
(as defined in the Equity Impact Analysis) that are most likely to be affected by the Station Area
Plan, a City Council listening session in May 2021, a Community Q&A Session in November
2021, and feedback to staff, Planning Commission and Council sent by numerous community
members.

Staff notes that there are areas of concern from the community, Planning Commission, and
Council that began to be conceptually addressed in the Preferred Plan Direction, with the more
comprehensive work to be completed in developing the final Station Area Plan and Form-based
Code. Those areas of concern include, but are not limited to, height transitions, adequacy of
the active transportation network and transit capacity, traffic congestion, parking, ample
provision of affordable housing, school capacity, and sustainability.

The project team continues to encourage members of the public to provide comments to the
City’s elected and appointed officials and the project team. Public comment may be made at all
Planning Commission and Council meetings under Items from the Audience, and via email
directly to the Council or Planning staff at any time. Additional scheduled opportunities to
participate in the planning process will be offered in 2022 through community workshops
related to the Form-based Code, and as the project team begins work with the Planning
Commission and Council at public meetings and a public hearing to draft the final Station Area
Plan and future Comprehensive Plan and Zoning Code amendments.

ADDITIONAL STATION AREA ANALYSIS IN 2022

In 2021, together with adoption of R-5503, Council directed staff to further develop community
benefits strategies and additional analysis in order to complete the Station Area Plan
deliverables described in the section below. This further development includes:
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¢ Additional transportation analysis to quantify the number of pedestrian and biking trips
in the Station Area, examine the travel times for transit through the Station Area, and
develop refined transportation project concepts that prioritize pedestrians and cyclists.

e Economic analysis for the Incentive Zoning program to be included as part of the Form-
based Code.

e Tax Increment Financing (TIF) analysis to identify a potential TIF district and
recommended projects to consider for funding through TIF.
e Formation of a Green Innovation Development Code that identifies parameters for
baseline requirements (development regulations), incentives, and long-term strategies.
STATION AREA PLAN DELIVERABLES

Work in 2022 is focusing on the preparation of final deliverables for the Station Area, described
below. The additional analysis mentioned above will inform the preparation of these
deliverables, which will establish policies and development regulations for the Station Area.

e Final Station Area Plan Document

o Vision and Goals for: Land Use and Urban Design, Open Space, Transportation
and Mobility, and Sustainability

o Policies for Station Area
e Comprehensive Plan Amendments
o Amendment language in General Elements (e.g. Land Use, Transportation, etc.)

o New sub-area chapter for the Station Area. This new chapter will overlay plan
portions of the six neighborhoods that comprise the geography of the Station
Area

e Final Planned Action Ordinance
o Environmental review for planned actions
o Specific mitigation measures

o Submittal requirements for development applications to be reviewed as planned
actions

e Zoning Code Amendments
o Station Area Form-based Code

» An introduction to Form-based Code concepts will be included in the
presentation at Planning Commission’s March 10 meeting.

o Amendments to existing Zoning Code for consistency, general regulations, clean-
up of pre-Station Area zoning districts

o Parcel rezones

o Design Guidelines

NEXT STEPS AND ADOPTION TIMELINE

The City began work on the Station Area Plan in 2019. With input from the community, and
elected and appointed officials, several phases of the project have been completed (see
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Attachment 2). The next phase of the process will be focused on the legislative process to
adopt the Station Area Plan deliverables. This legislative work was originally scheduled to occur
in 2021, with adoption projected by June 2021. That planned adoption has been extended by
over a year to allow for additional due diligence, including supplemental transportation analysis,
Fiscal Impacts and Community Benefits Analysis, and more community feedback.

Work in 2022 will be divided into two phases to ensure adequate time for the community and
appointed/elected officials to consider important community benefits and urban design
components for each phase.

e Phase 1, with anticipated completion in June 2022, will include:

o Adoption of the following guiding documents for the entire Station Area (Station
Area Plan, Comprehensive Plan, Planned Action Ordinance)

o Specific rezones and Zoning Code amendments will be limited to the Commercial
Mixed-Use District that is closest to the highway interchange (see Attachment 2).

¢ Phase 2, with anticipated completion later in 2022, will include:

o Specific rezones and Zoning Code amendments for the perimeter areas. This
allows more time to consider how these districts of the Station Area can be
successfully integrated into neighborhoods closer to existing low-density edges of
the Station Area (see Attachment 2).

Phase 1 work will include a series of joint Planning Commission and City Council meetings, a
community workshop, a public hearing in early June, and Council adoption in late June.
Another series of public meetings and community outreach will be held in Phase 2.

During the legislative process, within the bounds of the Preferred Plan Direction established by
the City Council and guided by community input, the Planning Commission will study and
recommend policies and regulations to guide future transit-oriented redevelopment of the
station area and ensure that redevelopment aligns with the vision. Prior to making their
recommendation, the Planning Commission will conduct a public hearing consider all public
comment on the proposal. The final adoption of the Station Area Plan will be by City Council.

ATTACHMENTS
1. Resolution R-5503 Confirming the NE 85™ St Station Area Plan Draft Preferred Plan
Direction

2. Station Area Plan Adoption Timeline
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NE 85th St. Station Area Plan: 2022 Plan Adoption and Phasing

The City began work on the Station Area Plan in 2019. Adoption of the Station Area Plan was originally planned for June 2021.
With input from the community and elected and appointed officials, several phases of the project have been completed.

/ CCOPING COMMENT s == ~ \
PERIOD + COMMUNITY DSEIS COMMENT COUNCIL COMMUNITY .
WORKSHOP PERIOD + COMMUNITY [LISTENING QUESTION AND ANSWER |
May-June 2020 WORKSHOP . SESSION SESSION
s Jan-Feb 2021 * May 2021 November 2021 I DECEMBER 2021
DECEMBER
: COUNCIL ADOPTS 2021
Il PREFERRED PLAN Final SEIS
| . DIRECTION Issued
April 2020 Jan-Feb 2021 I June 2021 October 2021 November 2021
OPPORTUNITIES ALTERNATIVES AND . NARROWED FISCAL IMPACTS AND DRAFT PREFERRED PLAN -
AND CHALLENGES DRAFT SUPPLEMENTAL  ° BOOKENDS COMMUNITY BENEFITS DIRECTION y,
ENVIRONMENTAL \ Yk e h m— b m— b m— R m— R R M F M § M F m—  f E—  § E— b — *
(SEIS) itional due diligence directed by City Counci
i e Additional due dil directed by City Council

The planned adoption has been extended by over a year to allow for additional due diligence, including supplemental
transportation analysis, Fiscal Impacts and Community Benefits Analysis, and more community feedback. In 2022, with further
input from the Community, Planning Commission, and City Council, we are moving into the final phases of the project that will
result in final Station Area Plan adoption.

FINAL STATION AREA PLAN COMPREHENSIVE PLAN AMENDMENTS FINAL PLANNED ACTION ORDINANCE ZONING IMPLEMENTATION

What’s included o Vision & Goals for Land Amend General Elements (Land Use, Environmental review for planned Form-based Code / Zoning
in the final Plan? Use & Urban Desigp, Open CFP, Transportation, etc.) ‘ actlo'n's o Code Amendments .
Space, Transportation & . New sub-area chapter for Station ° Specific mitigation measures for ° Parcel Rezones (to Station
Mobility, and Area and submittal requirements for Area regulating districts)
Sustainability ° Amend existing Neighborhood Plans applicant SEPA exemption ° Design Guidelines
° Policies for Station Area for consistency with SAP
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Notes on Adoption and Phasing Timeline

Work in 2022 is divided into two phases to ensure adequate time for the community and appointed/elected s 1.
officials to consider important community benefits and urban design components for each phase. Phase 1, with
anticipated completion in June 2022, will include adoption of guiding documents for the entire Station Area
(Station Area Plan, Comprehensive Plan, Planned Action Ordinance) but will only include specific rezones and
Zoning Code amendments for the Commercial Mixed-Use District (see red area on adjacent regulating district
map) that is closest to the highway interchange. Phase 2, which will include specific rezones and Zoning Code
amendments for the perimeter areas, is being extended further into 2022. This allows more time to consider
how these districts of the Station Area can be successfully integrated into neighborhoods closer to existing

low-density edges of the Station Area.

ATTACHMENT 2
CAM20-00153

. B Phase 1 Zoning Code
! Amendments: Commercial
Mixed Use District
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ROSE HICL
MEADOWS

DECEMBER
2021
COUNCIL
ADOPTS

PREFERRED
PLAN
DIRECTION

-FINAL STATION AREA PLAN DOCUMENT
-COMPREHENSIVE PLAN AMENDMENTS
-PLANNED ACTION ORDINANCE

-FORMED-BASED CODE & ZONING CODE AMENDMENTS

(PHASE 1-COMMERCIAL MIXED-USE DISTRICT)

March 2022 - June 2022
Public meetings with City Council, Planning Commission, Transportation Commission, 1' Public meetings with City Council, Planning
|

and Community Workshop to discuss final Station Area Plan documents.

January 2022
Development of Station Area Plan

final documents, based on framework
established in Preferred Plan Direction
(City Council Resolution R-5503)

| Phase 2 Zoning
| Code Amendments:
| Perimeter Districts

FORM-BASED CODE &
ZONING CODE
AMENDMENTS (PHASE 2-
PERIMETER DISTRICTS)

June 2022 - September 2022

Commission, and Community Workshop to 1
discuss Phase 2 Zoning Code Amendments

June 2022
Public Hearing and adoption of Station
Area Plan, Comp Plan Amendments,
PAO, and Phase 1 Rezones & Zoning
Code Amendments

September 2022
Public Hearing and adoption

of Phase 2 Rezones & Zoning
Code Amendments
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