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Tonight's Agenda

• Staff Introductions

• Neighborhood Residential 

• Form Based Code

• Green Factor

• Transition Strategies

• Civic Mixed Use Standards

• Incentive Zoning

• Transportation

• Questions and Answers

• What's Next
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2019-2021 Station 
Area Work

Preferred Plan 
Direction

Final Supplemental 
Environmental 

Impact Statement

Planned Action 
Ordinance (PAO)

Final Station Area 
Plan Document 

Vision & Goals

Comprehensive 
Plan 

Station Area Chapter

Phase 1
Form-based Code

Phase 1
Parcel Rezones

Design Guidelines

Phase 2 Station Area Deliverable / 
Implementation Element 

Work Completed / Deliverable 
Adopted

Phase 2
Form-based Code

Phase 2
Parcel Rezones

Station Area Deliverables  Workflow

Opportunities & Challenges Report

SEPA Scoping

Market Analysis Report

Draft SEIS 

Community Input/Public 
Comments

Council Input

Planning & Transportation 
Commission Input

Google Development 
Agreement & PAO



October 24 Community Open House and Q & A Session



Neighborhood 

Residential



Neighborhood 

Residential



Proposed Text Changes 

Active Street-Level Use Requirements: “At 

least 80% of the street-level facade should 
consist of an active use such as storefronts, 
street-oriented commercial uses, or lobbies 
and excludes blank walls and non-public 
areas, including but not limited to, kitchen 
prep, cooking areas, dishwashing, 
trash/recycling rooms, equipment rooms, 

and storage areas.”

Urban Flex District Residential Units: “To 
preserve the industrial and commercial 
character of the Urban Flex district, 
residential units are allowed only on upper, 
non-street level floors. Up to 20% of the 
street-level facade may be used for non-
habitable uses related to residential, 
including amenity spaces and lobbies.”



FORM-BASED CODE



Form-based Code 

Concepts

Design Guidelines
Site Planning

Façade Design

Building Materials

Lighting & Signs



Min Street Level 
Façade Width

Corner 
Design

Ground Floor 
HeightFront Setbacks

/Porch Design 

Lighting & Signage

Regulating District

Frontage Type

Districtwide Standards
Design Guidelines
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Sustainability 

Framework
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Green Factor Calculations
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From Chuck:

Green Factor markup of what you 

get with it beyond typical landscape 

and stormwater standards

Green Factor in Application

PUBLIC REALM 
AMENITY

ON-SITE PLAZA

OR

ON-SITE 
POCKET PARK

GREEN FACTOR

SMALL TREES

LANDSCAPED 

AREAS WITH 24” 
SOIL DEPTH

NATIVE/ DROUGHT 
TOLERANT PLANTS 
THAT SUPPORT 
HABITAT

CONTRIBUTE TO 
DISTRICT 
SUSTAINABILTLY 
WITH TREE CANOPY 
OR STREAM HEALTH

BIORETENTION 
FACILITIES



Transitions

Transitions are required where the 

difference between the maximum 

allowed height of a zoning district is at 

least 30 ft greater than the maximum 

allowed height of an adjacent zoning 

district.

Applicant’s
Zoning District

Adjacent 
Zoning District

Over 30' 
Difference

Max Height Allowed

Max Height Allowed

a

Transition Required

Transition Potentially Required 

based on final zoning



Transitions

Heights for setting the transition plane 

are set based on the mid-point 

elevation of the common property line. 

Building heights are measured based on 

Average Building Elevation (ABE), the 

current formula used by City of Kirkland 

to calculate allowed building height.



Transitions Site Studies of Potential Transition Strategies

Transition Rules















Regulating Plan

Phase 2 Districts

• Commercial Mixed Use (CMU): This zone is intended to encourage 

uses consistent with large scale commercial and office development. It 

allows for commercial and civic/institutional uses. Maximum heights are 

established in the Regulating Plan and range from 60 ft west of I-405 to 

250 ft east of I-405. 

• Neighborhood Mixed Use (NMU): This zone is intended to encourage 

uses consistent with a mixed-use neighborhood that includes 

commercial development and a range of residential development 

types. It allows for commercial, civic/institutional, residential uses. 

Maximum heights are established in the Regulating Plan and range 

from 60 ft west of I-405 to 150 ft east of I-405.

• Urban Flex (UF): This zone is intended to encourage uses consistent 

with a mixed-use neighborhood that supports light industrial uses 

consistent with an urban, walkable character. It allows for commercial, 

retail, civic/institutional, and residential uses. Maximum heights are 

established in the Regulating Plan and allow heights up to 45 ft west of 

I-405.

• Civic Mixed Use (CVU): This zone is intended to encourage uses 

consistent with a mixed-use environment anchored by 

civic/institutional uses. It allows for commercial and civic/institutional 

uses. Maximum heights are established in the Regulating Plan and 

allow heights up to 75 ft east of I-405. 

(Adopted in Phase 1)



Regulating District 

Standards



Civic Mixed Use District

This zone is intended to encourage uses consistent with a 
mixed-use environment anchored by civic/institutional uses. It 
allows for commercial and civic/institutional uses. Maximum 
heights are established in the Regulating Plan and allow 
heights up to 75 ft east of I-405. 

• Limited max height to fit neighborhood context

• Large floor area to support educational/civic use

• Upper story setbacks to create human-scaled 

neighborhood development



PHASE 2 

INCENTIVE ZONING 

PROGRAM STRUCTURE
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Incentive Amenities Adopted in Phase 1 Potential Incentive Amenities for Phase 

2 Districts



TRANSPORTATION 

ANALYSIS/PROJECTS

RECAP



STATION AREA TRANSPORTATION ANALYSIS
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The City has completed extensive transportation analysis to inform the Station Area goals 

and policies, and the vehicular and active transportation network improvements.

2020 Transportation Work
• Existing Conditions and Baseline Findings

• Draft SEIS Analysis for 3 alternatives

2021 Transportation Work
• Additional Transportation Modeling to inform June Alternatives design

• Supplemental Transit Analysis

• Walkshed and Bikeshed Analysis, Level of Traffic Stress

• Interchange Analysis

• Fiscal Impacts and Community Benefits Analysis Supplemental Transportation Study (project 

concept development)

2022 Transportation Work
• Project Concept Refinement
• Mobility and Active Transportation Analysis (mode split forecast)

• Corridor Transit Travel-time Analysis

• Coordination with project team for final Station Area Plan Vision, Goals, and Policies

• 120th Ave NE ("Main Street") Corridor Study



STATION AREA TRANSPORTATION ANALYSIS
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Recommended Station Area Transportation Projects



Tonight's FBC Topics

• Questions from Previous Study Session
• Incentive Zoning Program Structure

• Civic Mixed Use Standards

• Transition Strategies

November 10 FBC Topic

• Incentive Zoning Program

• Review of Phase 2 Form-based Code

Next Steps

• November 10: Planning Commission Public Hearing – draft FBC Part 3

• November 15: City Council Public Hearing – Planned Action Ordinance (PAO)

• December 8: Planning Commission Public Hearing – Phase 2 FBC

• January 2023: City Council Adoption



PLANNING COMMISSION 

DISCUSSION



PC Discussion: Transitions
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•Do the transition strategies 

adequately address 

impacts of building mass 

across properties of 

different elevation?

•Is the alternative transition 

standard appropriate 

between commercial and 

residential zones where 

allowed height differences 

are significant?

Site Studies of Potential Transition Strategies

Transition Rules



PC Discussion: Civic Mixed Use
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•Are there any draft 

regulating standards that 

should be adjusted (e.g., 

setbacks, upper story 

stepbacks, maximum floor 

plates)?

•Are there any additional 

standards that should be 

considered in to support the 

planned vision for this area?



PC Discussion: General Questions
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•Does Planning Commission have 

feedback on the proposed 

language to require active ground 

floor uses?

•Does Planning Commission have 

feedback on the proposed 

language to restrict residential uses 

to upper floors only in the Urban 

Flex district?

•Are the types of amenities in the 

Incentive Zoning Program, including 

the performance-based affordable 

housing options, appropriate for the 

Phase 2 regulating plan areas?

Active Street-Level Use Requirements: “At least 80% 
of the street-level facade should consist of an 
active use such as storefronts, street-oriented 
commercial uses, or lobbies and excludes blank 
walls and non-public areas, including but not limited 
to, kitchen prep, cooking areas, dishwashing, 
trash/recycling rooms, equipment rooms, and 
storage areas.”

Urban Flex District Residential Units: “To preserve the 
industrial and commercial character of the Urban 
Flex district, residential units are allowed only on 
upper, non-street level floors. Up to 20% of the 
street-level facade may be used for non-habitable 
uses related to residential, including amenity spaces 
and lobbies.”


