
CITY OF KIRKLAND 
Planning and Building Department 
123 5th Avenue, Kirkland, WA  98033 
425-587-3600

MEMORANDUM 

To: Kurt, Triplett, City Manager 

From: Adam Weinstein, Planning & Building Director 
Jeremy McMahan, Planning & Building Deputy Director 
Allison Zike, Senior Planner 

Date: June 3, 2021 

Subject: NE 85TH ST STATION AREA PLAN, FILE NO. CAM20-00153 

RECOMMENDATION:  
Review and confirm the staff-recommended June Alternatives (i.e., a lower-growth 
alternative and a higher-growth alternative that fall within the range of alternatives 
already identified in the Draft Supplemental Environmental Impact Statement (DSEIS)) 
that will be analyzed in the Fiscal Impacts and Community Benefits Analysis. 

BACKGROUND  
Council last discussed the Station Area Plan at their April 6, 2021 study session, where 
they provided direction to staff on the draft scope of work for a Fiscal Impacts and 
Community Benefits Analysis that was not included in the original scope for the project.  
Council also directed staff to return with a lower revised high-growth alternative 
“bookend” (now termed “June Alternative B”) that responded to community feedback for 
less density and more precisely reflected likely redevelopment to occur within the 
Station Area. With that direction, staff has now finalized the scope for that analysis with 
the project team and executed an amendment to the City’s contract with Mithun (the 
lead consultant on the Station Area Plan) for the work.  The final scope, and revised 
project schedule, are included as Attachment 1 and summarized in the section below.  

FISCAL IMPACT AND BENEFIT ANALYSIS & SUPPORTIVE MODELING - FINAL 
SCOPE 
Based on community input, Planning Commission feedback, and Council direction, the 
project team has determined additional analysis is required to advance project decisions 
towards designating a preferred alternative and final Station Area Plan.  This additional 
analysis falls into the interrelated categories described in the following subsections. Each 
component informs the Fiscal Impacts and Community Benefits Analysis, which, in turn, 
informs the overall Station Area Plan. The summary below of the supplemental scope 
was finalized based on Council feedback at their April 6, 2021 study session; see 
Attachment 1 for the detailed scope and schedule. 

Council Meeting: 06/15/2021 
Agenda: Study Session 

Item #: 3. a. 

https://www.kirklandwa.gov/files/sharedassets/public/city-council/agenda-documents/2021/april-6-2021/3a_study-session.pdf
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Task 1: Station Area Plan Integration  
Task 1 includes tasks necessary to develop inputs for the Fiscal Impacts and Benefits 
Analysis.  Includes work to establish narrowed and revised low and high project 
alternative “bookends,” identified hereinafter as “June Alternatives,” and evaluation 
measures for the fiscal analysis, conduct additional transportation analysis as 
requested by Council, and conduct additional project management and community 
engagement tasks necessitated by the expanded scope and project schedule.  
Additionally, this task will supplement previous transportation modeling with a more 
refined approach to help understand impacts on specific intersections and how 
existing travel patterns may change with additional growth around the Station Area.  
Note: the project team has recently completed work to arrive at a staff 
recommendation for the June Alternatives as part of this task. 
 
Task 2: Community Benefits and Tradeoffs 
Task 2 was recommended by the project team, in response to City Council direction, 
to allow the fiscal impact and benefits analysis to evaluate the outcomes of various 
policy decisions such as bonus or incentive zoning, commercial linkage fees (to offset 
affordable housing impacts) or other fees, on-site community amenities or fee in-lieu 
programs, and special district designations (e.g., Transportation Benefit District). 
This task includes additional transportation analysis for non-vehicular modes of 
travel with supplemental transit capacity, bikeshed, and walkshed analyses.   
 
The final scope in Attachment 2 includes transportation network-related additions to 
the core scope of work, which were presented as optional in the draft scope. The 
additions to the final scope include an interchange analysis for I-405/NE 85th St 
(responsive to DSEIS comments from WSDOT), study of transit improvements that 
may be necessary in the future to accommodate growth ,and analysis of additional 
intersections not currently included in the project model if deemed necessary as 
work progresses. 
 
Task 3: Fiscal Impacts and Benefits Analysis 
Task 3 was requested by City Council to assess the City’s revenues and cost of 
service, including operations and capital investments required to serve the 
anticipated level of growth. Key questions to be answered in this analysis include:  
 
• What revenues can the City expect associated with the proposed redevelopment 

of the area?  
• What will it cost the City and its partners to most efficiently serve this area with 

infrastructure and municipal services?   
• How would changes in the magnitude, location, and mix of residential and 

commercial uses affect net fiscal impacts and non-fiscal policy goals? 
• What is the relationship between levels of growth among the alternatives and 

the types and amounts of public benefits provided?    
 
The tasks listed above add a number of complex elements to the previously-established 
scope for the Station Area Plan and extend the planning process timeline. The tasks 
have been incorporated at this point in recognition of the large scale of the project, in 
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order to respond to community and Council feedback related to forthcoming decisions 
for the final plan, and to provide the best information possible to make decisions that 
promote the project values of livability, sustainability, and equity. A revised project 
schedule is included in Attachment 1. 
 
The new supplemental contract with Mithun for the Fiscal Impacts and Community 
Benefits Analysis totals $479,067 and will come from the Unreserved General Fund 
Balance along with an additional $55,000 to replace lost funding from HB1923 Grant 
awards towards the Station Area Plan. In addition, the new level of analysis will require 
supplemental contracts with Robin Kirschbaum, Inc. and RH2 Engineering for utility 
modeling, using $44,628 of Surface Water Fund reserves and $30,788 of Water/Sewer 
Fund reserves. These additional expenses will be reflected in the June Budget 
Adjustments presented to Council on June 15. 
 
COMMUNITY INPUT FOR COUNCIL CONSIDERATION 
At the April 6 study session, the project team also reported a summary of the Draft 
Supplemental Environmental Impact Statement (DSEIS) public comments to inform 
Council direction on the June Alternatives for study.  In addition to community input 
provided during the Draft SEIS public comment period, a special meeting of the City 
Council was held on May 26, 2021.  The special meeting was a virtual Council Listening 
Session on the Station Area Plan to provide an opportunity for community members to 
share their thoughts about the Station Area Plan directly with City Councilmembers.  The 
session was recorded and is available for viewing at the City Council video archive 
webpage. 
 
JUNE ALTERNATIVES RECOMMENDATION FOR FISCAL IMPACTS AND 
COMMUNITY BENEFITS ANALYSIS 
The project team has utilized several resources to provide a recommendation for the 
June Alternatives to be utilized in the Fiscal Impacts and Community Benefits Analysis 
(referred to in previous packets and presentations as “narrowed bookends”).  These 
resources include: 

• Community and Council input as detailed above;  
• Analysis previously completed and published in the Station Area Plan Opportunities 

and Challenges Report, Market Analysis Report, and DSEIS; and 
• City Staff Charette held on May 24, 2021, which included staff representatives from 

the Planning & Building, Public Works, Finance and Administration, and Parks and 
Community Services Departments. 

 
Evaluation Criteria and Goals for June Alternatives Development 
To guide staff’s work towards a recommendation for June Alternatives A and B (a range 
of options narrowed from the DSEIS alternatives), the project team utilized the below 
evaluation criteria and goals.  These criteria and goals were informed by the above-
mentioned sources of information. 

• Maximize the regional Sound Transit investment in BRT and the 85th Station 
Area Plan by prioritizing changes that create a transit-connected district that 
provides real value to the community. 

https://www.kirklandwa.gov/Government/Departments/Planning-and-Building/Code-and-Plan-Amendment-Projects/NE-85th-Street-Station-Area-Plan#draftSEIS
https://www.kirklandwa.gov/Government/Departments/Planning-and-Building/Code-and-Plan-Amendment-Projects/NE-85th-Street-Station-Area-Plan#draftSEIS
https://www.kirklandwa.gov/Government/City-Council/Council-Meeting-Minutes-and-Agendas/Watch-City-Council-Meetings
https://www.kirklandwa.gov/Government/City-Council/Council-Meeting-Minutes-and-Agendas/Watch-City-Council-Meetings
https://www.kirklandwa.gov/files/sharedassets/public/planning-amp-building/opportunities-and-challenges-report.pdf
https://www.kirklandwa.gov/files/sharedassets/public/planning-amp-building/opportunities-and-challenges-report.pdf
https://www.kirklandwa.gov/files/sharedassets/public/planning-amp-building/kirkland-85th-market-analysis.pdf
https://www.kirklandwa.gov/files/sharedassets/public/planning-amp-building/station-area-materials/stationareaplan_draftseis_complete1-5-2021.pdf


Memo to City Council 
NE 85th St Station Area Plan  
June 3, 2021 
  

4 
 

• Optimize affordable housing and economic development potential to support 
community benefits. 

• Growth assumptions should take into account phasing considerations for land 
use types, infrastructure needs, and schools. 

• Maximum allowable zoning heights should include height transitions to existing 
residential areas. 

• The June Alternatives should preserve the functionality of NE 85th St, while 
enhancing and expanding its new role as an urban, multimodal street. 

• Transportation improvements should preserve community character, including 
minimizing significant changes such as road widening in areas outside of where 
proposed growth is occurring.  

• Transit should be able to operate effectively along NE 85th and other streets in 
the study area. 

• Establish a low-stress priority bike and pedestrian network that serves the full 
study area. 

• Growth assumptions should remove critical areas from the total developable 
area. 

 
Recommended June Alternatives for Study in the Fiscal Impacts and Community Benefits 
Analysis  
Details of the recommended June Alternatives for study, prepared by Mithun, are 
provided in Attachment 2.  Two June Alternatives have been recommended for 
utilization in the Fiscal Impacts and Community Benefits Analysis: June Alternative A 
(Current Trends) and June Alternative B (Transit Connected Growth). The June 
Alternatives are revised alternatives that present a narrower range of bookends than the 
alternatives analyzed in the DSEIS.  These June Alternatives narrow the range of 
alternatives for study in the following ways:  

• Remove the level of growth shown in DSEIS Alternative 3 from further 
consideration 

• Use a revised version of DSEIS Alternative 1 as the lower limit of growth to be 
studied (June Alternative A: Current Trends) 

• Use a reduced version of DSEIS Alternative 2 as the upper limit of growth to be 
studied (June Alternative B: Transit Connected Growth) 

 
The Mithun memorandum includes an explanation of the contributing factors to the June 
Alternative recommendations, including a summary of additional transportation analysis 
completed as part of Task 1 of the Station Area Plan supplemental scope, growth 
projections for the June Alternatives by study area quadrant, and exhibits showing 
revised recommended development typologies and maximum building heights.  Table A, 
below, compares the projected household and employment growth under the studied 
DSEIS alternatives and the June Alternatives under consideration.  
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Table A: Comparison of DSEIS and Recommended June Alternatives 2044 
Growth Projections 
Alternative  Projected Household 

Growth 
Projected Employment 

Growth 
DSEIS No-Action 
Alternative 

2,782 10,859 

June Alternative A: 
Current Trends 

3,669 11,821 

June Alternative B: 
Transit Connected 
Growth 

8,003 20,151 

DSEIS Alternative 2 8,509 28,688 
DSEIS Alternative 3 10,909 34,988 

 
June Alternative A (Current Trends) was based on the DSEIS No-Action Alternative, but 
reflects an upward adjustment of growth targets more in line with current growth trends 
in Kirkland (e.g. pipeline projects under construction or in permit review) that have 
already outpaced the growth assumptions made for the area in the 2015 Comprehensive 
Plan. In general, June Alternative B (Transit Connected Growth) represents a reduced-
growth version of DSEIS Alternative 2, to respond to community feedback requesting a 
more balanced approach to growth while still leveraging the significant Bus Rapid Transit 
investment and promoting the City’s sustainability goals.  Table B, below, describes 
some of the key adjustments made to DSEIS Alternative 2 to arrive at recommended 
June Alternative B.  The memo in Attachment 2 provides additional details for each 
recommended Alternative for study. 
 
Table B: Summary Comparison of DSEIS Alternative 2 and Recommended 
June Alternative B 

Description   DSEIS Alt 2 
Maximum Allowed 
Height* 

June Alt B Maximum 
Allowed Height* 

1. Lower allowable height in SW Quadrant  
Please note there was an error made in staff’s 
representation of this recommendation.  The 
correct recommendation in this sub-area is to 
retain the proposed maximum building height 
from DSEIS Alt. 2 of 65’, which is comparable to 
existing zoning for the site. 
 

65’ 45’ 
65’ 

2. Lower allowable height in SW Quadrant  65’ 30’ 

3. Reduce development capacity in NE 
Quadrant  

85’-150’, see note** 85’-150’, see note** 

4. Increase allowable height SE Quadrant 150’ 250’** 
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5. Reduce development capacity along NE 85th 
St between 122nd Ave NE and 128th Ave NE 

85’, see note** 85’, see note** 

*All heights shown are maximum heights, and do not include additional potential restrictions 
on height through transitions to existing residential areas, setback requirements, etc. 
 
**Note: reduced development capacity reflects changes to development assumptions that 
affect overall development potential, including additional transitions to existing residential 
areas, reduced allowed lot coverage, and increased on-site parking requirements.  

 
The June Alternatives described in Attachment 2 will be analyzed to provide Council with 
more information on the fiscal impacts and community benefits of potential rezoning and 
planning changes within the Station Area. 
 
REQUESTED COUNCIL DIRECTION  

1. Is the range of potential growth and mix of land uses in the recommended June 
Alternatives for study reasonable and sufficient to answer Council questions? 
Does Council have any comments on the evaluation criteria used to develop the 
recommended June Alternatives? 
 

2. The recommended June Alternative B maximum allowable zoning heights exhibit 
represents staff recommendations to set a revised high growth alternative for 
analysis. We are requesting Council guidance on proposed zoning heights to be 
analyzed, specifically in the following areas: 

a. Sub-area A. Block bounded by I-405, NE 90th St, 120th Ave NE, and NE 
85th St: Is there value in analyzing heights up to 150’, or is 85’ the 
maximum height which the Council would like to consider for the 
analysis?   

b. Sub-Area B. Commercial lots fronting onto NE 85th St between 122nd 
Ave NE and 126th Ave NE: Is there value in analyzing heights up to 150’, 
or is 85’ the maximum height which the Council would like to consider for 
the analysis?  

Note: allowed heights up to 150’ be achieved with new Construction Type IVB 
and emerging technologies including Mass Timber (a new wood product 
technology that allows for tall wood-framed buildings); and 85’ is compatible 
with construction types common in today’s market. 

 
3. June Alternative B (Transit Connected Growth) proposes increased height up to 

45’ in the areas shown as Urban Flex Industrial within the Norkirk LIT area (see 
third attachment enclosed in Mithun memo, Attachment 2).  This is consistent 
with the goal for enabling new uses in this are that fit with a more walkable, 
urban character along 7th Ave while maintaining the predominantly light industrial 
uses that exist today.  Examples of this new mix of uses could include maker 
spaces, co-working, and light industry with a storefront presence.  Does Council 
support continued study of the potential for this option within June Alternative B? 
 

4. City staff recommends the excess WSDOT ROW be shown as potential parks or 
open space and therefore be excluded from the housing unit and jobs growth 
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analysis at this stage. These parcels are unlikely to develop at the heights shown 
in DSEIS alternatives 2 and 3 within the next 20 years and there are significant 
regulatory hurdles to acquire these parcels.  Staff is recommending that the 
long-term goal to incorporate these parcels into the Station Area Plan remain, 
and that they be considered for parks or open space use.  Is this approach in line 
with Council’s goals for the Station Area?    

PLANNING COMMISSION RECOMMENDATION 
The project team will be attending the June 10, 2021 Planning Commission meeting to 
request their direction on the questions above and receive their general 
recommendation to City Council on the June Alternatives for study in the Fiscal Impacts 
and Community Benefits Analysis.  Due to project timeline constraints, and the deadline 
for the Council meeting packet publication, Planning Commission recommendations will 
be presented to Councilmembers at the June 15 Council meeting. 
 
NEXT STEPS 
The project team will utilize Council’s decision on the June Alternatives to move forward 
with supplemental scope tasks as summarized above and described in Attachment 1.  
Staff will return to a Fall 2021 Council meeting to report out on the results of the Fiscal 
Impacts and Community Benefits Analysis and request Council direction for the next 
phases of the project.  The revised project schedule anticipates Council deciding on a 
Preferred Plan Direction, and issuance of a Final Supplemental Environmental Impact 
Statement (FEIS) by the end of 2021.  Work on the final Station Area Plan will begin in 
2022. 
 
ATTACHMENTS: 
1. Final Fiscal Impact Analysis Scope & Draft Revised Project Schedule, prepared by 

Mithun 
2. Station Area Plan Recommended June Alternatives for Study Memorandum, prepared 

by Mithun 
 
cc: File Number CAM20-00153 

 
 



  
 

Attachment A: Services 
 

Date: May 11th, 2021 
Project #: City of Kirkland Job Number 45-19-PB 
Project: NE 85th ST BRT Station Area Plan 
Re: Supplemental Fiscal Impacts and Benefits Analysis Scope and Schedule 

 
Executive Summary 
 
The Northeast 85th St Station Area Plan (SAP) is developing a vision and plan to guide 
development and investment in the study area surrounding a future BRT Station at NE 
85th St and I-405. The project objective is to leverage the WSDOT/Sound Transit I-405 and 
NE 85th St Interchange and Inline Stride BRT station regional transit investment to 
maximize transit-oriented development and create the most opportunity for an inclusive, 
diverse, and welcoming community; value for the City of Kirkland; community benefits 
including affordable housing; and quality of life for people who live, work, and visit 
Kirkland.  
 
The SAP project has completed Vision & Concepts as well as Alternatives up to the Draft 
Supplemental Environmental Impact Statement (DSEIS) stage. Prior to confirming a 
Preferred Direction in late 2020, the City Council and Planning Commission requested 
supplemental information to understand the community benefits, tradeoffs, and fiscal 
impacts of different alternatives. In response, this Scope document describes a proposed 
approach and workplan for a Supplemental Fiscal Impacts and Benefits Analysis. This 
supplemental scope is intended to inform the Preferred Direction decision. After that 
point, the remaining SAP scope, including the Draft and Final Plan, would resume. See 
the Planning Process Summary below for reference. 
 
This scope of work is designed as a supplement to the Station Area Plan For I-405/NE 85th 
Street BRT Station Area (City of Kirkland Job Number# 45-19-PB). Additional detail on 
ongoing SAP tasks, including the development of a Final EIS, can be found in the original 
contract #32000058. This supplemental scope of work supports and modifies the original 
contract, including modifying the schedule to develop the Final EIS and preferred plan 
direction by the end of 2021 and extending the contract completion date to June 1, 
2022 at the latest.  
  

CAM20-00153
ATTACHMENT 1

STATION AREA PLAN-FINAL SUPPLEMENTAL SCOPE/SCHEDULE
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Planning Scope Summary 

 
 
This supplemental scope of work is a response to that request, and is organized into the 
following elements:   

 Station Area Plan Integration activities which support overall progress of this 
supplemental scope of work and integration with other SAP tasks such as the 
Final SEIS (FSEIS)  

 Community Benefits & Tradeoffs Analysis that can assess the feasibility and 
potential community benefits associated with mitigation strategies and policy 
scenarios including code and regulatory concepts for the FSEIS, SAP and Form 
Based Code (FBC) 

 Fiscal Impacts Analysis that can assess the City’s revenues and cost of 
service, including operations and capital investments required to serve the 
anticipated level of growth     

  
 

Completed

•Vision & Concepts
•Project Objectives
•Opportunities and 
Challenges Report

•Market Analysis 
Report

•Study Area 
boundaries

•Study Area Growth 
framework

•SEIS Scoping
•Alternative Growth 
Bookends

•Alternatives
•Prepare & analyze 
3 alts

•Identify potential 
mitigation

•Draft SEIS

•Two Public Events

Supplemental

•Fiscal Impacts & 
Benefits Study
•Travel modeling
•Develop narrowed 
growth bookends

•Develop policy 
scenarios for 
mitigation

•Analyze bookend 
alternatives and 
policy scenarios

•Impacts & Benefits 
Findings

•Recommend 
Preferred Plan 
Direction

•OPTIONAL: One 
Public Event

Remaining

•Confirm Preferred 
Direction

•Draft Plan
•Develop Draft Plan 
concepts

•Develop Policy 
Scenarios for 
mitigation & Form 
Based Code

•City investments & 
projects

•Draft Final SEIS
•Draft Planned 
Action Ordinance

•Final Plan
•Plan details, urban 
design

•Policy details for 
mitigation & Form 
Based Code

•Final SEIS

•One Public Event

CAM20-00153
ATTACHMENT 1

STATION AREA PLAN-FINAL SUPPLEMENTAL SCOPE/SCHEDULE
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Supplemental Fiscal Impacts and Benefits Analysis Scope Summary 

This supplemental scope of work is designed to support ongoing SAP tasks, including the 
development of a Final SEIS and preferred plan direction by the end of 2021. Key 
activities are summarized for each major phase of work below.  
 
May-June 2021: Create Upper and Lower Bookend Alternatives for Analysis  
During this initial phase of work, the consultant team will conduct additional travel 
modeling for DSEIS Alternative 2. This step will expand the scope of analysis to include 
regional travel decisions (eg: drivers finding new routes that go outside the current study 
area). Based on this more precise understanding of future transportation conditions and 
summary of public comment to date including potential mitigation strategies, the 
consultant team and City staff will create two alternatives that reflect upper and lower 
growth “bookends”. These bookend alternatives will build on the DSEIS alternatives, and 
will be used in the fiscal impacts and community benefits analysis. The project team will 
present recommended bookend alternatives to City Council and Planning Commission 
prior to studying them as part of the fiscal impacts and community benefits.  
 
June-October 2021: Fiscal Impacts & Community Benefits Analysis 
This phase of work will analyze the upper and lower bookend alternatives in two parallel 
tracks. The Community Benefits & Tradeoffs analysis will respond to City Council’s request 
to better understand how development can contribute to the goals of the Plan. It will 
also be a critical point to confirm mitigation strategies for the final EIS and identify 
opportunities for reduced fiscal impacts. Each bookend alternative will be tested to 
explore the potential value capture associated with development and relevant policy 
options. In parallel, the fiscal impacts analysis will assess the City’s revenues and cost of 
service, including operations and capital investments required to serve the anticipated 
level of growth. The two efforts will be coordinated so that opportunities for community 
benefits that reduce fiscal impacts are identified. For instance, policies for development 
to provide open space or more efficient water management may reduce the need for 
park acquisitions costs or infrastructure upgrades. These studies will culminate with a 
presentation to City Council and Planning Commission summarizing the findings.  
 
October-December 2021: Final EIS & Preferred Plan Direction 

 Based on the findings of the Community Benefits & Tradeoffs analysis and Fiscal Impacts 
analysis, the consultant team will begin developing the final SEIS (FSEIS). This FSEIS will 
incorporate public comment as well as the findings of recent analysis. Based on FSEIS 
results and external engagement, the project team will present a staff recommendation 
for a preferred plan direction to City Council and Planning Commission for review. The 
preferred plan direction will further refine the bookend alternatives and establish a 
narrowed range of heights, land use mix, major infrastructure investments, and other 
urban design concepts that have been studied to date. This will provide the foundation 
for the development of a final plan, code, and implementation strategies.  

 

END OF EXECUTIVE SUMMARY 

CAM20-00153
ATTACHMENT 1

STATION AREA PLAN-FINAL SUPPLEMENTAL SCOPE/SCHEDULE

---
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Supplemental Fiscal Impacts and Benefits Analysis Scope and Workplan 
Proposal 
 
Proposed Approach & Summary of Need 
The Station Area Plan For I-405/NE 85th Street BRT Station Area (SAP) is developing a vision 
and plan to guide development and investment in the study area surrounding a future 
BRT Station at NE 85th St and I-405. As part of that process, DSEIS alternatives were 
presented to City Council in late 2020. City Council as well as Planning Commission 
requested additional information to understand the community benefits, tradeoffs, and 
fiscal impacts of alternatives. This scope of work is a response to that request, and is 
organized into the following elements:  

 Station Area Plan Integration activities which support overall progress of this 
supplemental scope of work and integration with other SAP tasks such as the EIS, 
including development of two “bookend alternatives” for further study (see Task 
1.3 below). 

 Community Benefits & Tradeoffs Analysis that can assess the feasibility and 
potential community benefits associated with mitigation strategies and policy 
scenarios including regulatory concepts for the FSEIS, SAP and Form Based Code 
(FBC). 

 Fiscal Impacts Analysis that can assess the City’s revenues and cost of service, 
including operations and capital investments required to serve the anticipated 
level of growth.    

 
This scope of work is designed as a supplement to the Station Area Plan For I-405/NE 85th 
Street BRT Station Area (City of Kirkland Job Number# 45-19-PB). Additional detail on 
ongoing SAP tasks, including the development of a Final EIS, can be found in the original 
contract #32000058. This supplemental scope of work supports and modifies the original 
contract, including modifying the schedule to develop the Final EIS and preferred plan 
direction by the end of 2021 and extending the contract completion date to June 1, 
2022 at the latest.  
 
Task 1: Station Area Plan Integration 
This task will integrate this supplemental scope of work with ongoing work on the SAP, 
including the development of upper and lower growth “bookend alternatives” that can 
inform the Fiscal Impacts Analysis as well as the Community Benefits & Tradeoffs Analysis. 
Task 1.2 will conduct additional transportation modeling to develop a more precise 
project list for fiscal impact analysis, and Task 1.3 will establish updated upper and lower 
bookend alternatives using the results of Task 1.2 as well as feedback from the DSEIS 
public comment period. 
 
Task 1.1 Project Management & SAP Coordination 
Mithun will lead project management and coordination between the supplemental 
scope the overall SAP. It is anticipated that this will include regular meetings as described 
in the “Proposed Revised Schedule/Workplan” on page 18: 

CAM20-00153
ATTACHMENT 1

STATION AREA PLAN-FINAL SUPPLEMENTAL SCOPE/SCHEDULE

--
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 Core Team one 30 minute, biweekly meeting, focused on overall plan 
integration. Attendees: Representatives from Mithun, BERK, the Kirkland Planning 
Department, and Finance Department.  

 Working Groups one meeting ahead of key deadlines to discuss the SAP, Fiscal 
Impacts, and Community Benefits & Tradeoffs. Attendees: Representatives from 
BERK, Mithun, Kirkland Planning Department. Kirkland Finance Department, and 
City Manager’s Office. Representatives from Public Works, Transportation, and 
subconsultant will join as necessary (anticipated to be no more than 3-4 
meetings, substituted for a regularly occurring Core Team meeting). 

 
Task 1.2 Additional Transportation Modeling 
Fehr & Peers will participate in a meeting with City Staff to kick-off this task. Afterwards, 
Fehr & Peers will first modify the 2035 BKR travel demand model to evaluate DSEIS 
Alternative 2. This re-model will enable the project team and City staff to refine our 
understanding of the alternative’s transportation impacts and how much traffic is 
expected on NE 85th Street in the larger regional transportation context. The previous 
DSEIS analysis, by primarily studying the local effects within the study area, provided a 
conservative estimate that didn’t account for potential rerouting or other regional travel 
behavior that might occur in response to changing land use and travel demand. The 
application of the model will also allow the project team to document changes in traffic 
volumes beyond the intersections evaluated in the DSEIS and to understand how existing 
travel patterns change with the additional growth around the station area. 
 
Fehr & Peers will coordinate with the City and the project team on the most efficient 
methodology to implement these changes. As part of the land use update, the 
Transportation Analysis Zones (TAZ) boundaries and centroid connectors around the 
station area may be adjusted to better reflect how trips would load onto the roadway 
network and where the growth is occurring.  
 
After rerunning the model, Fehr & Peers will develop updated intersection forecasts at up 
to five study intersections along NE 85th to re-evaluate Level of Service in Synchro. Fehr & 
Peers preliminarily recommends the following intersections, which had impacts in the 
DSEIS analysis and are well-represented in the BKR model: 

 NE 85th St & 6th St 

 NE 85th St & Kirkland Way/114th Ave NE 

 NE 85th St & 120th Ave NE 

 NE 85th St & 124th Ave NE 

 NE 90th St & 124th Ave NE 

The intersection-specific mitigations identified in the DSEIS will be applied to these 
locations as necessary in order to determine if the strategies fully mitigate the impacts, 
using the criteria established in the DSEIS. The model results could also be used to 
evaluate changes in roadway volumes and travel speeds outside of the study area, if 
requested by the City. The results from the BKR model and Fehr & Peers’ MainStreet trip 

CAM20-00153
ATTACHMENT 1

STATION AREA PLAN-FINAL SUPPLEMENTAL SCOPE/SCHEDULE

--
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generation tool, will also be used to estimate the growth in person trips and any changes 
in mode of access for project trips. Note that neither tool directly forecasts person trips, 
but each can be used to estimate changes in mode splits within the project area. 
 
The Project Team would then participate in the Staff Charrette as part of Task 1.3 with 
City staff to discuss the analysis results and develop an approach to define additional 
alternatives to evaluate. The Project Team will also discuss with City staff which 
transportation demand management (TDM) policies and strategies that should be 
incorporated into the final plan to reduce the number of trips generated. A potential 
menu of strategies and their effectiveness was previously identified in the DSEIS, and Fehr 
& Peers would come to the meeting with a recommended package of TDM strategies 
and what is needed to implement those strategies. 
 
Following the meeting, Fehr & Peers will coordinate with the consultant team to update 
the City’s model and run the bookend alternatives in the model when ready. The 
intersection forecasts and Level of Service (LOS) calculations will be updated for the five 
intersections identified above, and any necessary mitigations will be suggested to meet 
the performance thresholds. The analysis will be summarized in a short technical memo. 
 
Task 1.3 Prepare Bookend Alternatives and Establish Evaluation Measures 
With DSEIS public comment summary and Task 1.2 results as inputs, Mithun will organize 
and facilitate a City staff charrette to explore adjustments to the DSEIS alternatives to 
establish upper and lower bookend alternatives to study in Task 2 and Task 3. The goal of 
this charrette will be to define broad direction for a reduced range of growth that will be 
studied in the fiscal impacts analysis and community benefits & tradeoffs analysis. 
Following the charrette, Mithun will further refine the upper and lower bookend 
alternatives to account for neighborhood transitions, allowable construction types, 
transportation, and other factors. This refinement will limit itself to the level of detail 
necessary for Tasks 2 and 3 to begin. These bookend alternatives will set the assumptions 
for land use mix and development locations that will be held constant for the fiscal 
impacts study. Mithun will create materials necessary to convey this refinement and the 
growth intent of the bookend alternatives. 
 
The consultant team will work with City staff to determine the growth assumptions to be 
modeled in two bookend alternatives:  

 Lower Bookend Alternative, with continued development of the planning area 
under current zoning, which will its own requirements for capital and operating 
investments.  

 Upper Bookend Alternative, which assumes: 
o EIS Alternative 2 as a starting point for development, mobility strategies, and 

environmental concepts. 
o A jobs/housing mix optimized to work within the estimated future capacity of 

the transportation network. 
o Growth that can support the City’s regional growth target and absorb known 

development applications and market interest.   
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The consultant team will also work with the City staff to establish fiscal and non-fiscal 
measures by which the bookend alternatives will be evaluated, including net fiscal 
impact, housing affordability, greenhouse gas emissions, and other considerations. This 
subtask will conclude with a brief memo summarizing the proposed bookend alternatives 
recommended for study in Task 2 and Task 3. A presentation based on this memo will be 
developed for Planning Commission and City Council review.  
  
Task 1.4 Additional Engagement  
As part of Task 2 and Task 3, the consultant team will organize a series of additional 
engagement activities. In addition to these activities, City staff will complete additional 
engagement. Current activities anticipated as part of this task will include:  

 Planning Commission & City Council Presentations 
This task includes preparation and participation in 3 meetings with City Council & 
Planning commission as part of the review and approval of materials. 

 
Note: One public open house is possible as an addition for approximately $11,500. This is 
described at the bottom of Attachment B: Compensation, but not included in the 
current budget total.  
 
 
Task 1.5 Phased Planned Action Ordinance 
Under this task, BERK will develop an alternative version of the Planned Action Ordinance 
developed for the study area as a whole that addresses phasing of growth and 
mitigation should the City decide to phase zoning changes and growth levels. The task 
assumes that the cumulative analysis and land use mix developed for the Final EIS and 
Preferred Alternative will be the basis for the mitigation measures, and new modeling is 
not needed. It is also assumed that Fehr & Peers will provide trips applicable to the study 
area overall and the subset of trip levels that reflect different tiers of mitigation measures 
or subsets of growth at a scale that fits the scope for supplemental fiscal analysis. 
 
Task 1.6 Decision Support  
This task will provide for additional resources to support integration of the results of Tasks 2 
and 3 with the creation of the final Station Area Plan, Form-based Code, and Planned 
Action Ordinance. This task will include additional team coordination and engagement 
activities. This task refers to activities completed after the final EIS is approved 
(anticipated to be completed by the end of 2021), and does not cover engagement, 
coordination, or other activities happening as part of Task 2 or Task 3.  Specific 
engagement activities associated with Task 1.6 include:  

 Public Open House 
BERK will reach out to existing project contacts to invite the public to attend a 
public open house, including designing outreach materials. Mithun will design 
and lead facilitation of the public open house event. This open house will focus 
on the draft plan. BERK will consolidate public meeting input into a concise 
meeting summary. 

 Supplement to Public Open House  
BERK will collaborate with City staff to design supplementary engagements 
around the public open houses. This will be geared toward gathering deeper, 
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more focused input on the preferred plan direction and expanding the diversity 
of stakeholders engaging with the project. Depending on how project timing 
progresses, there may be an opportunity to collaborate once again with students 
from Ms. Bethany Shoda’s economics classes at Lake Washington High School. 
BERK will invite and recruit participants, facilitate the engagements, and 
consolidate input into a concise summary. 

 Planning Commission & City Council Presentations 
This task includes preparation and participation in 3 meetings with City Council & 
Planning commission as part of the review and approval of materials. 

 
Task 1 Deliverables: Transportation Analysis Technical Memo, Proposed Bookend 
Alternatives memo and associated graphics, one set of Presentation materials for 
preferred plan direction discussion with Planning Commission and City Council, Phased 
Planned Action Ordinance  
  
Task 2. Community Benefits & Tradeoffs Study 
This task responds to the City Council’s request for additional information identifying the 
potential and methods to realize community benefits in each alternative through policies 
and codes, and the tradeoffs involved in securing these community benefits. This effort 
will inform preferred mitigation strategies in Task 3 and the development of conceptual 
code/plan framework. Key activities in this task will involve the development of 2-3 Policy 
Scenarios that test different packages of community benefits and the physical 
characteristics of these Policy Scenarios. Each of these policy scenarios will be tested for 
the bookend alternatives to understand which set of policies performs best for each 
bookend alternative. 
  
Task 2.1 Task Management 
Mithun and ECONorthwest will define two initial Policy Scenarios that can test the 
interlinked tradeoffs and feasibility of community benefit strategies relative to current 
policy. These Policy Scenarios will consist of a “package” of bundled policy options, 
including incentives, regulatory tools, and partnership/delivery models such as:  

 Bonus/Incentive zoning 
 Commercial linkages or other fees 
 On-site provision of community amenities 
 Special districts like Transportation Benefits Districts or District Parking 

  
Given the wide range of topics, the focus of this analysis will be to identify which 
strategies have the most benefit and any “thresholds” that may impact overall feasibility 
of development under different Policy Scenarios. As part of this task, 1 workshop will be 
conducted with key stakeholders to shape Policy Scenarios to be studied, including City 
staff and potentially developers and large landowners.  
 
Following the analysis in Task 2.2, Mithun and ECONorthwest will work with staff to define 
an additional, refined policy package for testing. 
  
Task 2.2 Community Benefits & Tradeoffs Analysis 
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The consultant team will work with City staff to refine the scope of community benefits to 
study as part of this task. These will draw from project objectives and potential mitigation 
strategies identified in the DSEIS. Topics anticipated to be included are:  

 Schools and Civic Amenities 
 Housing Choices and Affordability 
 Parks, Trails, and Public Realm [incl. tree canopy, habitat] 
 Sustainability [incl. building and site performance], Visual Character, and 

Transitions 
 
Once the topics are refined, Mithun and ECONorthwest will evaluate each bookend 
alternative to understand the potential for value capture based on a residual land value 
(RLV) analysis of the development described in each bookend alternative. Based on the 
results of this analysis, Mithun and EcoNorthwest will develop materials that summarize 
policies, programs, or other strategies that could support SAP goals and maximize value 
capture potential for community benefits. This summary will focus on describing the 
range of strategies and how they can be applied; it will not provide quantify the 
potential community benefits associated with each policy or strategy.  
 
Examples of questions that will be addressed through this analysis will include:  

 What are different funding and delivery models for accommodating the demand 
for additional school facilities? 

 How could affordable housing be supported through modifications to incentives 
and/or inclusionary requirements while maintaining development feasibility?  

 To what extent could commercial linkage fees support community benefits while 
maintaining development feasibility?  

 How could sustainability policies such as green building incentives or requirements 
reduce resource usage that impacts municipal fiscal impacts (water 
consumption, wastewater handling)?  

 What are the opportunities for new delivery models that provide community 
needs such as public realm improvements, community gathering space, 
recreation, or parks/open space? 

  
Task 2.2b Share Initial Findings, Revise & Re-evaluate Results  
A review of initial findings will include a summary (in slide deck form) of implications and 
viability of each Policy Scenario. This will be shared with City staff as well as Planning 
Commission and City Council and coordinated with the fiscal impacts schedule. As part 
of this task, 2 workshops will be conducted with key stakeholders to evaluate feasibility, 
including developers, large landowners, and City staff. These workshops will help inform 
refinement the policies associated with the upper bookend alternative that will be re-
evaluated for physical and financial feasibility, and will also be modeled as part of the 
revision and refinement of Fiscal Impacts analysis (Task 3.4). Final results will be packaged 
into a Community Benefits & Tradeoffs Study memo which will also incorporate 
highlighted results from Walkshed and Bikeshed Analysis (Task 2.4). 
  
Task 2.3 Transit Analysis  
Fehr & Peers will lead a meeting with City Staff which will: 
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 Recap the bicycle, pedestrian, and transit projects recommended for the study 
area as part of this project. 

 Identify multimodal performance measures/measures of effectiveness for each 
mode. Fehr & Peers will come with some options for how the City could approach 
this to serve as a starting point for discussion (e.g. Bike and Pedestrian Level of 
Traffic Stress 3 or 4 is not acceptable). 

 Determine if any additional bicycle, pedestrian, or transit projects are needed to 
meet the City’s desired targets and achieve its multimodal vision. 

 
In preparation for the workshop, Fehr & Peers will review guidance in Kirkland’s TMP, ATP, 
Transit Implementation Plan, and other best practice guides (such as NACTO) for what 
types of accommodations would be needed to realize the City’s multimodal vision for 
this subarea. Fehr & Peers will also recommend how this workshop interfaces with Task 
1.2.  
 
After running the modified version of the 2035 BKR model, Fehr & Peers will develop a 
short memo that summarizes current transit run times and average operating speeds in 
the study area, how those change under one alternative (either Alternative 2 or a 
modified Alternative), and what impacts that would have on speed and reliability for 
transit. The memo will build upon the text already included in the DSEIS to better tell the 
story about how transit is impacted by increased transportation trips in the study area as 
a result of the proposed development. 
  
The consultant team will participate in a meeting with City staff and key transit agencies, 
such as King County Metro and Sound Transit, to discuss concerns, brainstorm additional 
mitigations, and identify next steps. 
  
Task 2.4 Walkshed and Bikeshed Analysis  
Fehr & Peers will conduct additional analysis and craft additional narrative that builds on 
the DSEIS in order to better tell the story of how the proposed development benefits 
people walking and biking in Kirkland.  
 
Fehr & Peers will develop one low-stress bicycle map and one low-stress pedestrian map 
to show cyclist and pedestrian comfort on every street in the study area under existing 
conditions. The low-stress bicycle map will be based on OpenStreetMap data, and the 
low-stress pedestrian map will be based on available City data to be determined in 
collaboration with City Staff but could include presence of sidewalks and buffers, the 
number of travel lanes and posted speed limit of the adjacent street, and the presence 
of commercial driveways. Fehr & Peers will develop one low-stress bicycle map and one 
low-stress pedestrian map under the upper bookend alternative to show how gaps in 
connectivity are filled by this project.  
 
Fehr & Peers will incorporate this narrative and the Level of Travel Stress (LTS) maps in a 
short memo. We would qualitatively analyze the LTS network and call out destinations 
that would now be able to be reached as a result of this project. 
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Task 2.5 Interchange Analysis 
This task will perform additional analysis to understand the potential benefits and 
tradeoffs of the transportation network under different land use and growth conditions. 
Specific activities for this task will include:  

 Interchange Analysis 
As part of this task, Fehr & Peers would evaluate traffic operations at the 
interchange with I-405 for the upper bookend alternative. This analysis would use 
the microsimulation model that WSDOT has already developed at this location, 
and the project team would update the demand inputs to reflect the growth 
associated with the upper bookend alternative. The model would be used to 
calculate changes in delay and queuing along 85th Street as well as on the 
ramps to and from I-405. 
 

Note: Analysis of up to 5 additional intersections under existing conditions, future no 
action conditions, and the upper bookend alternative is possible as an addition for 
$12,390. This is described at the bottom of Attachment B: Compensation.  
The analysis would consider delay and LOS, queuing, safety, and non-motorized 
performance. The additional analysis could include entirely new intersections or 
evaluating AM peak hour operations at some intersections that we already studied 
during the PM peak hour. Studying a new intersection during the AM and PM peak hours 
would be considered two additional intersections. 
 
Task 2 Deliverables: Graphics and materials for multimodal meeting with City staff, one 
memo and set of presentation graphics for both Planning Commission and City Council 
on interim Community Benefits results (to be presented alongside Fiscal Analysis 
presentation materials and collated in the Report produced by BERK)*, Existing/ Upper 
Bookend Alternative LTS analysis graphics and memo, Additional Interchange and 
Intersections memo*, one packaged Community Benefits Study memo and presentation 
graphics for Planning Commission and City Council*, Project lists for likely improvements 
associated with Task 2.3-2.5 
 
Task 3: Fiscal Impacts Study 
This task will focus on assessing the City’s revenues and cost of service, including 
operations and capital investments required to serve the anticipated level of growth. Key 
questions to be answered in this analysis include: 
 

 What revenues can the City expect associated with the proposed 
redevelopment of the area? 

 What will it cost the City to most efficiently serve this area with infrastructure and 
municipal services?  
 

The following assumptions guide our proposed approach: 
 

 Modeling must be Kirkland- and planning area-specific.  
o Revenues in the first round of fiscal analysis will be based on Kirkland’s tax and 

fee structure, using the best available information for comparable 
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development. As noted below, the model will be based on existing fee and 
rate schedules and existing tax rates but will allow for manual modifications to 
the current rates. 

o Costs should not be based only on simple FTE or per capita formulas but 
reflect Kirkland’s actual anticipated costs to serve the area as well as be 
relevant to adopted levels of service (LOS). This should be derived from the 
City’s costs to serve comparable geographies and by engaging staff to 
identify opportunities to serve the area as efficiently as possible by leveraging 
existing and planned capacity.  

 Land use assumptions (type, scale, and total amount of new development) will 
not be easily modified, and the model will not predict when capital or operations 
investments will be needed to respond to growth. The model will allow manual 
shifts in key revenue and cost drivers over time, producing an updated phased 
estimate of anticipated revenues and costs for different development scenarios. 

 The model will allow modification of key assumptions including pace of 
development/rate of growth, tax and fee policies, and consideration of the 
impact of timing of 1-3 significant individual developments and development by 
study area quadrant.  

 As noted above, the fiscal analysis will be informed by growth assumptions 
established in Task 1.3, above, including a Lower Bookend Alternative, with 
continuation of current growth trends, and an Upper Bookend Alternative, which 
will be a modified version of Alternative 2. 

 The model should be designed for use by City staff and will be transmitted to City 
ownership at the conclusion of this effort.  

 The analysis will be a multi-team effort requiring coordination among consultants 
and the City. 

 
Stepwise Approach  
 
Task 3.2 will lead with revenue analysis, followed by cost analysis. Costing and strategies 
for providing City services in Task 3.3 will be informed by anticipated revenue levels. 
Costs for infrastructure investments in Task 3.4. will be informed by modeling of growth 
impacts on transportation, water/wastewater, and stormwater/surface water systems. 
Results of these the first round of modelling will be shared at the third meeting of the 
Working Group at the end of August in Task 3.5. Based on review of projected revenues, 
costs, and the net fiscal impact of growth, additional analysis will consider adjustments to 
the key levers noted above (pace/timing of development and/or adjustments to tax and 
fee policy), as well as city-driven strategies to respond to growth through the more 
efficient use of resources. This second round of analysis will be completed in September, 
with Task 3.6 report development and presentation of draft fiscal findings to Council in 
October. As noted above, the model will be designed to be transmitted to City staff at 
the conclusion of the consulting engagement.  
 
Task 3.1 Task Management 
Task Management includes time for technical coordination between City staff and 
consultant teams to support deliverable production. 
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Task 3.2 Revenue Analysis 
The consultant team will create a parameterized, dynamic model to estimate City tax 
and fee revenues affected by development in the area. The model will estimate revenue 
generated by the different types of new development that are included in the bookend 
alternatives. The model will account for existing revenues from existing land uses in the 
study area that will/could get redeveloped in the planning horizon (not everything in the 
study area). Estimated revenues from existing land uses will be based on the same typical 
assumptions applied to comparable new development unless staff can provide detailed 
revenue data for the existing land uses. The model will not automatically link new 
development and redevelopment / removal of existing businesses or structures but will 
allow for manual adjustments to the timing of loss of existing revenues due to 
redevelopment. The model will be based on existing fee and rate schedules and existing 
tax rates, but will allow for manual modifications to the current rates. 
 
ECONorthwest will analyze the list of revenues below, which focuses on the primary 
revenue sources anticipated in the station area that are likely to be affected by the 
bookend alternatives. Should the City request analysis of other revenues (e.g., lodging 
tax, EMS levy, gas tax, emergency transport fee, franchise fees), these will be considered 
on a case-by-case basis for whether they can be accommodated within the existing 
budget. The final list of revenues to evaluate and proposed approach will be confirmed 
with the project Working Group and coordinated with the Policy Scenarios developed as 
part of the Community Benefits & Tradeoffs Study.  

 Sales Tax on New Construction 
 Property Tax (Current Expense Levy) 
 Sales Tax 
 Revenue Generating Regulatory License Fee (“Head Tax”) 
 Utility Tax—gross operating revenues generated in the station area for electric, 

natural gas, water, sewer, surface water, solid waste, telephone, and cable TV 
utilities using Kirkland-specific tax rates 

 Real Estate Excise Tax 
 Transportation Impact Fee 
 Parks Impact Fee 
 Lake Washington School District Impact Fee 
 Cascade Water Alliance Regional Capital Facilities Charge 
 Water, sewer, and surface water connection charge revenues 
 Water, sewer, and surface water utility rate revenues 
 Building Permit & Review Fee Revenues 

 
ECONorthwest will conduct the revenue analysis and create the dynamic revenue 
model. ECONorthwest will provide revenue inputs to BERK to integrate into the overall 
fiscal impacts analysis and will provide the dynamic revenue model to staff at the 
conclusion of this effort. 
 
Task 3.3 Cost Analysis: City and Partner Services 
BERK will coordinate with City departments to determine the most cost-effective ways to 
provide services under the bookend alternatives. This will include consideration of 
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ongoing operating costs and upfront capital investments. Consideration of each 
functional area is shown on the following pages. 
 
In general, the consulting team will meet three times with staff of departments 
responsible for each service: 
 
Meeting 1  

 Review growth assumptions and anticipated revenues (based on projected 
revenue generation for dedicated funds and historical share of City General 
Fund) 

 Discuss how to serve and approach to cost modeling. 
 

Meetings 2 & 3  
 Review cost model results and solicit feedback for refinement, including how 

revenues and costs could be shifted through time in the model to consider 
different development scenarios and city-driven, cost-efficient strategies for 
responding to growth in population and demand for City services.  
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General Government  
Key Questions  How will redevelopment affect staffing and costs for the City’s 

general government functions, including staff at City Hall, Public 
Works staff responsible for operations and maintenance of the 
area, and others? 

Inputs and 
Analysis  

 Consultants will facilitate discussions with leadership from affected 
departments, as well as budget staff who focus on these areas. 
These discussions will consider: 
 The actual cost to serve portions of the Kirkland community with 
comparable land uses. 

 Whether City Hall and other existing City facilities can absorb the 
additional increment of staffing required to serve the area. 

 The actual cost to establish programmatic mitigation measures, 
e.g. expanded transportation demand management program 
using comparable examples. 

 BERK will model anticipated operations and capital costs and 
share the analysis with the above team for review. 

Outputs   Phased estimates of anticipated operating and capital costs 
required to serve the area. 

City Staff 
Obligations 

 Consultation and review of draft analysis by department 
leadership and appropriate budget staff. 

Police & Fire  
Key Questions  What level of additional public safety staffing will be required to 

serve the area, e.g. to address increased calls for service?  
 Will new or expanded facilities or equipment be required e.g. to 
meet response time objectives? 

Inputs and 
Analysis  

 Consultants will facilitate discussions with police and fire leadership 
and support planning staff, as well as budget staff who focus on 
public safety issues. These discussions will consider: 
 The actual cost to serve portions of the Kirkland community with 
comparable land uses. 

 Opportunities to serve the area as efficiently as possible, 
including shifting capacity from elsewhere in the community.  

 Facility and equipment needs. 
 BERK will model anticipated operations and capital costs and 
share the analysis with the above team for review. 

Outputs   Phased estimates of anticipated operating and capital costs 
required to serve the area. 

 Identification of opportunities to manage costs by adjusting the 
timeline planned for. 
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City Staff 
Obligations 

 Consultation and review of draft analysis by public safety 
leadership, planning staff, and budget staff. 

Parks  
Key Questions  What acquisition of additional parks space and facilities will be 

required to maintain adopted LOS in the Parks, Recreation, and 
Open Space (PROS) Plan and pending LOS of the PROS Update? 
How can this space be created efficiently given current and 
planned redevelopment in the area? 

 How would capital costs compare to anticipated parks impact 
fees and other potential revenue sources, including potential 
developer investment through incentive programs as identified in 
scenarios developed in the Community Benefits study? 

 How will this increase affect parks department maintenance and 
operations staffing and costs? 

Inputs and 
Analysis  

 Consultants will facilitate discussions with Parks and Community 
Services staff, as well as appropriate budget staff. These discussions 
will consider the above key questions. 

 BERK will model anticipated operations and capital costs and 
share the analysis with the above team for review. 

 Coordination with Mithun and Community Benefits & Tradeoffs 
Study to identify strategies that will lead to multi-benefits solutions. 

Outputs   Phased estimates of anticipated capital and ongoing operating 
and maintenance costs required to serve the area. 

 Potential mix of revenue with impact fee and potential fee in lieu 
foregoing a portion of onsite open space. 

 Identification of opportunities to manage costs by adjusting the 
timeline planned for. 

City Staff 
Obligations 

 Consultation and review of draft analysis by Parks and Community 
Services staff, as well as appropriate budget staff. 

 
Task 3.4 Cost Analysis: Infrastructure Topics 
BERK will coordinate with City departments and infrastructure consultants to determine 
the most cost-effective ways to provide infrastructure and related services under the 
bookend alternatives. This will include consideration of ongoing operating costs and 
upfront capital investments, engaging the City’s infrastructure consultants as necessary 
to model infrastructure requirements needed to meet the City’s established levels of 
service. Consideration of each functional area is shown on the following pages. As with 
City services, we anticipate three meetings with staff for each infrastructure topic. 
 
Transportation and transit infrastructure are addressed under Task 1, above. 
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Water & Wastewater 
Key Questions  What infrastructure investment will be required to serve the 

anticipated level of growth? How does it differ from adopted 
capital plans? How would necessary investments affect growth 
phasing? 

 What is the best way to capture the added costs from new 
development? 

Inputs and 
Analysis  

 Consultants selected by the City will model the anticipated 
impacts of planned redevelopment to identify necessary 
investment in water and wastewater infrastructure. 

 Mithun to provide sustainability Policy Scenarios from Community 
Benefits Study for modeling potential reduced impacts 

 The results of preliminary analysis will be workshopped with City 
staff to identify potential strategies to optimize investments and 
maintain LOS. 

Outputs   Investment requirements for water and wastewater infrastructure 
to achieve desired level of service.   

City Staff 
Obligations 

 Consultation and review of draft analysis. 

Stormwater & Surface Water 
Key Questions  What is the cost/benefit of the proposed blue and green streets 

in the bookend alternatives? 
 Would new areawide surface water infrastructure investment be 
required to serve the anticipated level of growth beyond what is 
anticipated in applicable basin plans onsite implementation of 
surface water management per adopted manuals?  

Inputs and 
Analysis  

 Consultants selected by the City will model the anticipated 
impacts of planned redevelopment to identify necessary 
investment in stormwater and surface water infrastructure. 

 Coordination with Mithun to identify cross-cutting strategies that 
will lead to benefits across topics, included developing blue 
street design. 

 Mithun to provide sustainability Policy Scenarios from Community 
Benefits Study for modeling potential reduced impacts 

 The results of preliminary analysis will be workshopped with City 
staff to identify potential strategies to optimize investments and 
maintain LOS. 

Outputs   Investment requirements for stormwater and surface water 
infrastructure to achieve desired level of service.   

City Staff 
Obligations 

 Consultation and review of draft analysis. 
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mithun.com — NE 85th Station Area Plan - Proposed Schedule March 26th, 2021

Feb Mar Apr

Station Area Plan Integration

Additional Transportation Modeling

SEIS

Community Benefits and Tradeoffs

Share Initial Findings, Revise & Re-evaluate Results

Fiscal Impacts Analysis

Revenue Analysis

Cost Analysis

Share Initial Findings, Revise \& Re-evaluate Results

Report & Presentation

Outreach and Engagement

Staff/Internal Meetings City Staff Charette  

Commission Meetings 2 Recommend Bookend Alternatives 4 6 Review Preferred Plan Direction 8 11 Deliberations

Council Meetings 1 3 5 7 9 12

External Stakeholder Meetings 10

Key Stakeholders Workshop 1 Public Open House 1 Public Open House 2Public hearing

Draft Station Area Plan

Develop Station Area Plan

Form-Based Code

Planned Action Ordinance

Plan Integration (Not in current scope of work)

Existing SAP Scope

Community Benefits & Tradeoffs Study

Fiscal Impacts Study

Key Council Decision Points

Planned Action 

Ordinance 

Adoption

Approve 

workplan

Approve Bookend 

Alternatives

Review Comm. 

Benefits & Fiscal 

Impacts

Review Preferred Plan 

Direction

Public Draft 

Community Benefits 

Review Fiscal Impacts 

& Community Benefits 

w/ Staff

Review 

Codes/Policies

Public Draft Fiscal  & 

Community Benefits 

Key Stakeholders Workshop 2

Define Policy Scenarios

Community Benefits and Tradeoffs Analysis

August Sept Oct Nov Dec JanuaryApril May June July

5/24
Sta� Charrette
Deliverables:  Charrette materials including 
Preliminary Transportation Network Assessment

6/1 (Packet Due, Meeting on 6/15)
Bookend alternatives packet
Deliverables:  Growth numbers, 
development types, and concepts for 2 
bookend alternatives

8/16
Initial Analysis Results
Deliverables: Draft Fiscal Model with 
Costs/Revenues; Draft Community 
Bene�t Strategies (schools, housing, 
parks, transit) with value capture 
potential for each bookend alternative

10/4
Final Analysis Report 
Deliverables:  Fiscal Model with 
Costs/Revenues; Community Bene�t 
Strategies with value capture potential 
for each bookend alternative

10/18
Sta� Review FEIS 
Deliverables:  Draft FEIS for 
sta� review

11/22
Final EIS  
Deliverables:  Print-ready EIS

11/22
Preferred Plan Direction 
Presentation  
Deliverables:  Presentation & 
Memo with sta� recommendation 
for preferred plan direction

Note: Deliverable dates refer to the start of the week of 
delivery. Speci�c due dates will be �nalized as part of the 
workplan re�nement with City sta�

Task 1: Plan Integration

Task 1: Plan Integration 

Existing SAP Scope

Community Bene�ts and Tradeo� Study

Fiscal Impacts Study

Task 2: Community Benefits & Tradeoffs Study

Task 3: Fiscal Impacts Study

Analyze value capture potential for 
alternatives

Develop initlal set of strategies for 
schools, housing, and transit

Add. Transportation Modeling:
Remodel Alt 2

Decision support for Final 
Station Area Plan

Add. Transportation 
Modeling:
Model the Bookend 
Alternatives

Sta� Charrette 

DELIVERABLE: Interim Fiscal and 
Community Bene�ts Report 

Transportation Modeling 
informs the Bookend 
Alternatives for study

Final plan and Form Based 
Code development 
continue, complete by 
June 1, 2022  

Initial Cost /Revenue Analysis 
of bookend alternatives

based on existing Policies

Set up �scal 
model

Revise and re-evaluare 
Fiscal Impacts Analysis 
based on community 

be�ts analysis, input from 
sta�

DELIVERABLE:Public Fiscal and 
Community Bene�ts Report

Con�rm Bookend 
Alternatives
(June 15th Meeting)*

Key Council Decision Points*

Con�rm Direction from 
Fiscal/Bene�ts Analysis
(Oct 5 Meeting)

Approve Preferred 
Plan Direction
(Nov 23 Meeting) **

Final EIS:
Integrate preferred plan 

direction

Phased Planned Action 
Ordinance

Develop preferred plan 
direction recommendation

Revise and re-evaluate 
Community Bene�ts 

Strategies based on value 
capture, �scal impacts, 

input from sta�
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Memorandum 
 

 
To: Allison Zike, Senior Planner, City of 

Kirkland 

Date: Thursday, June 3rd, 2021 

Project #: 193000 

From: Erin Christensen Ishizaki, Mithun Project: NE 85th Street BRT Station Area Plan 

Att: Attachment 1: Existing Zoning; Attachment 2: June Alternative B development 

typologies; Attachment 3: June Alternative A development typologies; Attachment 4: 

June Alternative B maximum allowable zoning heights Attachment 5: June Alternative 

A maximum allowable zoning heights; Attachment 6: Changes from EIS Alt 2 to June 

Alternative B 
Re: Community Benefits and Fiscal Impacts Study 

 

As part of the NE 85th St Station Area Plan engagement process, over six hundred stakeholders of 

all ages who live and work here shared their comments, questions and concerns during the 

DSEIS Comment Period about the Draft EIS for the NE 85th St Station Area Plan. The Community 

Benefits and Fiscal Impacts Study will help us set priorities together – and take a practical 

approach to maximizing community benefits and the regional transit investment in the Bus Rapid 

Transit station for years to come.  

 

The Study is designed to help Council understand the real-world implications of the options that 

are being considered – both the fiscal impacts to the City, and the likely community benefits 

that could result from new development. Based on community feedback, the team proposes 

using “June Alternatives” instead of the DSEIS Alternatives for the basis of the study. These June 

Alternatives narrow the range of alternatives studied in the following ways;  

• Remove the level of growth shown in DSEIS Alternative 3 from further consideration 

• Use a revised version of DSEIS Alternative 1 as the lower limit of growth to be studied 

(June Alternative A: Current Trends)  

• Use a reduced version of DSEIS Alternative 2 as the upper limit of growth to be studied 

(June Alternative B: Transit Connected Growth) 

 

This memo gives a description of these June Alternatives for the Study, how they were 

developed, and how they will be used. 

 

The attached exhibits provide information on the recommended narrowed range of “June 

Alternatives” to be analyzed in the Community Benefits and Fiscal Impacts Study. These 

scenarios represent a range of possibilities to be studied for the Station Area, defined by the 

total potential growth in employment and residential housing units that the City of Kirkland could 

plan for over the next two decades. The results of these studies are scheduled to be presented 

to Council in October 2021, to help inform Council’s decision on a preferred plan direction.  

 

The recommended Study June Alternatives presented here are based on the Draft 

Supplemental Environmental Impact Statement (DSEIS) Alternatives presented to Council in 

January 2021. The project team recommends these refined June Alternatives based on 

community and City Council feedback, additional traffic modeling and a City Staff Charette 

held on May 24th representing Planning & Building, Parks & Community Services, Finance & 

Administration, Public Works Departments, and the City Manager’s Office. These recommended 

June Alternatives adjust the proposed development typologies (Att. 2 and 3) and maximum 

allowable building heights (Att. 4 and 5) based on the following considerations:  
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• Maximize the regional Sound Transit investment in BRT and the 85th Station Area Plan by 

prioritizing changes that create a transit-connected district that provides real value to 

the community 

• Maximize affordable housing and economic development potential to support 

community benefits.  

• Growth assumptions should take into account phasing considerations for land use types, 

infrastructure needs, and community amenities including parks.  

• Maximum allowable zoning heights should include height transitions to existing residential 

areas. 

• The June Alternatives should preserve the existing functionality of NE 85th St while 

enhancing and expanding its role as an urban, multimodal street. 

• Transportation improvements should preserve community character, including minimizing 

significant changes such as road widening in areas outside of where proposed growth is 

occurring. 

• Transit should be able to operate effectively along NE 85th and other streets in the study 

area. 

• Establish a low-stress priority bike & pedestrian network that serves the full study area. 

• Growth assumptions should remove critical areas from the total developable area.  

The resulting staff recommendation is summarized below, and in Attachments 2-5. Multiple 

options for allowable height are under consideration for areas indicated with a dashed white 

outline in Attachment 4. 

 

Comparison of DSEIS and Recommended June Alternatives A/B 2044 Growth Projections 

Alternative  Total Future 
Households  

Total Future 
Employment  

DSEIS No-Action Alternative 2,782 10,859 

June Alternative A: Current Trends 3,669 11,821 

June Alternative B: Transit Connected Growth 8,003 20,151 

DSEIS Alternative 2 8,509 28,688 

DSEIS Alternative 3 10,909 34,988 

 

 

June Alternative A: Current Trends 
The June Alternative A: Current Trends (Illustrated in Att. 3 and 5) is based on the starting point of 

DSEIS Alternative 1: No Action. A ‘No Action’ Alternative showing growth in line with Kirkland’s 

Comprehensive Plan is a requirement of the DSEIS process. For A: Current Trends, City Staff 

recommend adjusting these growth targets upward for a more realistic study of fiscal impacts 

and community benefits, as growth in the past six years has outpaced the assumptions in the 

2015 Comprehensive Plan.  

  

More About Current Trends 

As noted in DSEIS Pages 3-31 and 3-32, under current plans and zoning, and associated regional 

traffic modeling, about 873 new housing units were anticipated by 2035 in the Station Area, a 

fraction of the City’s target and capacity. As of 2020, there are 1,145 units anticipated in two 

proposed mixed use developments (“pipeline development”) on properties in the Study Area, 

exceeding the planned housing by 2035.  
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With the two currently proposed mixed use development projects (or “pipeline development”), 

there would be another nearly estimated 190 jobs, although that is still a fraction of the 

anticipated 5,900 new jobs planned by the year 2035 in the Study Area. See DSEIS Exhibit 317. 

 

DSEIS Exhibit 317. 2035 Growth Targets and Capacity: City and Station Area 

  Housing Jobs 

Citywide Growth Target: 2012-2035 8,361 22,435 

Citywide Growth Capacity: 2016* 13,664 to 23,817 22,984 to 57,155 

Totem Lake Urban Center Capacity Share of 

Citywide Capacity 

25%-55% 30%-70% 

Station Area Planned Growth 2019-2035 873 5,871 

Station Area Pipeline Development: 2020 1,145 193 (est) 

Sources: King County, 2014; City of Kirkland, 2016; OFM, 2019. 

June Alternative A: Current Trends maintains existing zoning heights throughout the district and 

slightly adjusts the assumed 2044 growth projections to reflect these current trends, showing 

more jobs, and only slightly more housing than DSEIS Alternative 1. These additional jobs are 

captured by focusing new development primarily in portions of the study area currently zoned 

for development up to 67’ in height in zones RH-1A, RH-2A, and RH-2B.  

 

Revised June Alternative A: Current Trends Preliminary 2044 Growth 

 
 

Source: Mithun/ EcoNW, 2021 

 

DSEIS Alternative 1 Housing and Employment Growth 

Quadrant Households Employment 

 Existing Growth Existing Growth 

NW 484 515 898 1,164 

NE 453 957 906 3,252 

SE 305 600 913 2,657 

SW 667 710 2,270 3,787 

Total 1,909 2,782 4,988 10,859 

Source: DSEIS Exhibits 2-21 and 2-23 
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June Alternative B: Transit Connected Growth  
June Alternative B: Transit Connected Growth (Illustrated in Att. 2 and 4) incorporates elements 

shown in the commercial zones of DSEIS Alternative 3 into a reduced land use pattern from DSEIS 

Alternative 2. The intent of this strategy is to: 

• Optimize for workforce and affordable housing, in particular the number of units 

provided through linkage fees and/or inclusionary zoning.  

• Attract new jobs to foster economic activity and meet Citywide targets. 

• Balance the distribution of commercial-focused development across the study area. 

• Foster an environmentally-sound land use pattern that helps achieve the City’s 

sustainability goals.  

June Alternative B: Transit Connected Growth responds to the public comment heard during the 

DSEIS comment period and the May 26, 2021 Council Listening Session. Although a wide range 

of comments were shared, many participants reiterated a desire to maintain existing Low 

Density residential character, and concerns regarding the maximum allowable zoning heights 

proposed in DSEIS Alternative 3.  

 

City staff recommends that the Station Area Plan only increase allowable heights in areas that 

provide clear benefits to the community and take advantage of regional transit connections. To 

that end, several areas where height increases had been proposed as part of DSEIS Alternative 2 

and 3 have been removed from consideration in B: Transit Connected Growth (Attachment 4). 

These include areas that are unlikely to redevelop due to market forces, are limited by common 

construction methods, or are constrained by other considerations B: Transit Connected Growth 

results in  similar household growth numbers as DSEIS Alternative 2, but lower employment 

numbers, showing more of a jobs-housing balance. The Southwest Quadrant has lower growth 

numbers, closer to what was proposed for DSEIS Alternative 1. See Attachment 6 for a summary 

of key changes that led to June Alternative B: Transit Connected Growth. 
 

Revised June Alternative B Preliminary 2044 Growth 

 
Matrix produced by Mithun/ EcoNW 

 

DSEIS Alternative 3 Housing and Employment Growth 

Quadrant Households Employment 

NW 537 1,145 

NE 4,559 23,761 

SE 4,112 6,794 

SW 1,701 3,288 

Total 10,909 34,988 

Source: DSEIS Exhibits 2-21 and 2-23 
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Initial BKR Model Results from Additional Transportation Analysis 

A key input into the Study June Alternatives was additional transportation analysis of DSEIS 

Alternative 2 run by project subconsultant, Fehr and Peers. Fehr and Peers considered additional 

variables not required for the DSEIS analysis, most notably the impact of automobiles choosing a 

different route due to proposed changes in the transportation network. 

 

The initial results from the additional transportation analysis suggest that the Southeast Quadrant 

of the study area has the capacity to handle more growth than shown in DSEIS Alternative 2 

without causing significantly more traffic congestion. Therefore, staff recommended that the 

maximum allowable zoning height on specific parcels closest to the interchange be increased 

to allow heights up to 250’.  

 

The Initial BKR Model Results also suggest that the growth proposed on the Northeast Quadrant 

in DSEIS Alternative 2 will generate a substantial amount of delay at the NE 85th ST & 120th Ave NE 

and NE 90th St & 124th Ave NE intersections. Staff and Consultants reviewed options to address 

this issue including:     

• Reduce overall growth in this quadrant. 

• A greater mix of land uses in this quadrant that would enable residents and employees to 

meet needs on site, meaning fewer car trips and more walking and biking trips. 

• Implement aggressive Transportation Demand Management (TDM) strategies. 

 

After a discussion of these options, City Staff instructed the consultant team to reduce the 

growth proposed on portions of the Northeast Quadrant (see Att. 4) and investigate all potential 

TDM (transportation demand management) strategies, focusing on reducing the ‘drive alone’ 

mode share and considering possible options for investment in multimodal transportation. The  

Fiscal Impact Study will provide additional information on the efficacy of these TDM strategies by 

comparing avoided costs (due to reducing the amount of auto infrastructure required) to 

incurred costs (including improvements to bike, pedestrian, transit infrastructure, and TDM 

Policies including managing parking).  

 

1. Lower allowable height from 65’ to 45’ 

2. Lower allowable height from 65’ to 30’ 

3. Reduce development capacity within max height of 150’* 

4. Increase allowable height from 150’ to 250’ 

5. Reduce development capacity within max height of 85’* 

 

Summary of Changes from DSEIS Alternative 2 to June Alternative B  

Description  

(see Att. 6 for a map of relevant areas) 

DSEIS Alt 2 

Maximum Allowed 

Height* 

June Alt B Maximum 

Allowed Height* 

1. Lower allowable height in SW Quadrant  

 

65’ 45’ 

2. Lower allowable height in SW Quadrant  65’ 30’ 

3. Reduce development capacity in NE 

Quadrant  

85’-150’, see note** 85’-150’, see note** 

4. Increase allowable height SE Quadrant 150’ 250’** 
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5. Reduce development capacity along NE 85th 

St between 122th Ave NE and 128th Ave NE 

85’, see note** 85’, see note** 

*All heights shown are maximum heights, and do not include additional potential restrictions 

on height through transitions to existing residential areas, setback requirements, etc. 

 

**Note: reduced development capacity reflects changes to development assumptions that 

affect overall development potential, including additional transitions to existing residential 

areas, reduced allowed lot coverage, and increased on-site parking requirements.  
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 Questions for Council 

 

The revised June Alternatives will be analyzed to provide Council with more information on 

the fiscal impacts and community benefits of potential rezoning and planning changes with 

the Station Area. Below are key questions at this stage for Council consideration:  

• Is the range of potential growth and mix of land uses to be analyzed sufficient to answer 

Council’s questions? Does the Council have any comments on the evaluation criteria 

used to develop the recommended revised June Alternatives?  
• Attachment 4: June Alternative B maximum allowable zoning heights represents staff 

recommendations. The project team would appreciate Council guidance on the high 

bookend of proposed zoning heights to be analyzed in the following areas, which have 

a bold black outline in the attached plan: 

o Sub-area A: Block bounded by I-405, NE 90th St, 120th Ave NE, and NE 85th St: 

Currently, this subarea includes development heights up to 150’ in portions of this 

area support more development near the station and maximize the 

development potential of parcels best suited for commercial office uses. Is there 

value in analyzing heights up to 150’, or is 85’ the maximum height which the 

Council would like to consider for the analysis?   

o Sub-area B: Commercial lots fronting onto NE 85th St between 122nd Ave NE and 

126th Ave NE: Currently, this subarea includes development heights up to 150’ in 

portions of this area to support more development near the station. Is there value 

in analyzing heights up to 150’, or is 85’ the maximum height which the Council 

would like to consider for the analysis?  

Note: allowed heights up to 150’ are compatible with new Construction Type IVB and 

emerging technologies including Mass Timber ((a new wood product technology that 
allows for tall wood-framed buildings, also known as Cross Laminated Timber or 
CLT); and 85’ is compatible with construction types common in today’s market. Mass 

Timber offers significant potential environmental benefits, including a much lower 

carbon footprint compared to concrete. 

 

• June Alternative B: Transit Connected Growth proposes increased height to 45’ in the 

areas shown as Urban Flex Industrial within the Norkirk LIT in Attachment 3. This is 

consistent with the goal of enabling new uses in this area that fits with a more walkable, 

urban character along 7th Ave while maintaining the predominantly light industrial uses. 

Examples of this new mix of uses could include maker spaces, co-working, and light 

industry with a storefront presence. Does Council support continued study of the 

potential for this option within June Alternative B? 

• DSEIS Alternatives 2 & 3 showed development in the WSDOT right-of-way (ROW) as 

directed by the City during the plan Initial Concepts phase. City staff recommends the 

excess WSDOT ROW be shown as potential parks or open space and therefore be 

excluded from the housing unit and jobs growth analysis at this stage, as Staff noted they 

are unlikely to redevelop soon due to regulatory hurdles. These parcels will remain in the 

final plan as potential development sites or open space. Is this approach in line with 

Council’s goals for the Station Area?  
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Attachment 1: Existing Zoning 

 

 
Source: City of Kirkland, 2020; BERK, 2020. 
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Attachment 2: June Alternative B Transit Connected Growth Development Typologies 

 

Source: Mithun, 2021. 
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Attachment 3: June Alternative A Current Trends Development Typologies 

 

Source: Mithun, 2021 

 

  

CAM20-00153
ATTACHMENT 2

JUNE ALTERNATIVES RECOMMENDATION MEMORANDUM



 
 
NE 85th St BRT Station Area Plan – Memorandum Page 11 of 13 

Project No. 193000   June 3rd, 2021 

 

 

Attachment 4: Recommended June Alternative B Transit Connected Growth Maximum 

Allowable Zoning Heights  

 
 
Source: Mithun, 2021 
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Attachment 5: June Alternative A Current Trends Maximum Allowable Zoning Heights 

  

 
 

Source: Mithun, 2021. 
  

CAM20-00153
ATTACHMENT 2

JUNE ALTERNATIVES RECOMMENDATION MEMORANDUM



 
 
NE 85th St BRT Station Area Plan – Memorandum Page 13 of 13 

Project No. 193000   June 3rd, 2021 

 

 

Attachment 6: Changes from EIS Alternative 2 to June Alternative B 

 
 
Source: Mithun, 2021. 
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