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ZONING SUMMARY
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ZONING ENVELOPE
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ZONING ENVELOPE SECTIONS 

SITE SECTION – NORTH/SOUTH

SITE SECTION – EAST/WEST
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RELE VANT DESIGN CUES

The development seeks to exhibit the lush peacefulness prevalent throughout the existing neighborhood, 
capture the dappled lighting on the stroll-able single family streets, and balance that with the desire to provide 
a modern, convenient, and active development that will add amenities and vibrancy to the neighborhood.
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PRELIMINARY S ITE PL AN EDGE CONDITIONS

0’ 16’ 32’ 64’ 128’

New 20 ft wide curb cut provides 
access to below grade parking

Minimum 10 ft wide sidewalk

Existing curb cut and driveway 
not part of this property or 
redevelopment.

8 ft average stepback at level 3 
along NE 70th measured from 
facade below per proposed zoning 
code.

40 ft setback at level 5 along NE 
70th measured from property line 
per proposed zoning code.

6 ft wide sidewalk and 4 ft wide 
planting strip along existing 
driveway provides for pedestrian 
access.

Hammerhead turn around 

Existing curb cut to be removed

Existing access to on-grade parking 
to remain

Revised Property Lines

Residential uses at grade setback 7 
ft from property line per proposed 
zoning code

12 ft average stepback at level 4 
along 130th Ave NE measured 
from facade below per proposed 
zoning code.

5 ft wide concrete sidewalk per 
pre-submittal meeting

Proposed solid waste staging

Existing 20 ft driveway provides 
access to garage entry for below 
grade parking.

Proposed curb along driveway

Existing curb cut and driveway 
not part of this property or 
redevelopment.

182’

150’Existing Pagliacci 
to Remain

N
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PURPOSE OF THE DESIGN GUIDELINES FOR THE 
BRIDLE TRAILS NEIGHBORHOOD CENTER (BCX ZONE)

The Bridle Trails Neighborhood Plan was adopted in late 2018 by the City 
Council. The Neighborhood Plan encourages redevelopment of the Bridle Trails 
Neighborhood Center into a lively pedestrian-oriented, transit-supportive, mixed-
use residential and commercial neighborhood center.

The design guidelines are intended to further the following
design objectives described in the Plan for neighborhood
center and summarized below:

• Careful attention to architectural scale, massing and upper story step backs, 
pedestrian orientation and connections, compatibility with surrounding 
residential uses and commercial uses across NE 70th Street, building modulation, 
and use of materials to reduce the appearance of bulk and mass.

• Buildings are oriented to adjoining rights-of-way and internal pedestrian 
pathways.

• Green building standards and sustainable site standards are included in 
development.

• Taller building forms are located away from adjoining residential properties.
• Pedestrian-oriented design elements are incorporated into the development 

such as plazas to create public gathering spaces with public art, water features, 
and landscaping.

• Driveways are consolidated to minimize impacts on surrounding streets, and 
adjacent residential uses, and to foster a pedestrian-oriented site design.

• Parking and transportation impacts are minimized to create a pedestrian-
oriented neighborhood center.

• A gateway feature should be provided at the corner of NE 70th Place and 132nd 
Avenue NE.

SPECIAL CONSIDERATION FOR NEIGHBORHOOD BUSINESS 
DISTRICTS, FINN HILL NEIGHBORHOOD CENTER (FHNC) AND 
HOUGHTON/EVEREST NEIGHBORHOOD CENTER (HENC), 
BRIDLE TRAILS NEIGHBORHOOD CENTER (BCX ZONE)

Issue

To create a focal point for the community and engage pedestrians, buildings are 

encouraged to be oriented to pedestrian-oriented streets in these zones. However, 

commercial space that is above or below the grade of the sidewalk can compromise the 

desired pedestrian orientation.

Guideline

• Commercial space should generally be at grade with the adjoining sidewalk. 

Where this is not feasible, the building should be setback from the sidewalk 

far enough to allow a comfortable grade transition with generous pedestrian 

oriented open space.

SPECIAL CONSIDERATION FOR BRIDLE TRAILS NEIGHBOR-
HOOD CENTER (BCX ZONE)

• Continuous commercial building fronts should be provided along adjoining 

arterials and through-block pathways. 

• Consideration should be made to maximize the usage of through-block pathways 

with commercial and other public activations. Any non-commercial building 

fronts should be located in areas where less successful commercial activity may 

occur. 

• Special attention should be made in locating commercial building fronts near 

intersecting through-block pathways and where transit services are located.

Guideline

• All buildings on pedestrian-oriented streets should be encouraged to have 

upper-story activities overlooking the street, as well as balconies and roof decks 

with direct access from living spaces. Planting trellises and architectural elements 

are encouraged in conjunction with decks and bay windows. Upper-story 

commercial activities are also encouraged.

Guideline

• All building entries should be well lit. Building facades in pedestrian areas should 

provide lighting to walkways and sidewalks through building-mounted lights, 

canopy or awning-mounted lights, and display window lights.

•

building facade to the next. Back-lit or internally-lit translucent awnings should 

be prohibited.

Guideline

• Successful pedestrian-oriented plazas are generally located in sunny areas along 

a well-traveled pedestrian route. Plazas must provide plenty of sitting areas and  

amenities and give people a sense of enclosure and safety.

SPECIAL CONSIDERATION FOR BRIDLE TRAILS NEIGHBOR-
HOOD CENTER (BCX ZONE)

Plazas should be located facing pedestrian-friendly building fronts, near intersecting 

through-block pathways and where transit services are located. Plaza should 

be a focal point of public gather and seek opportunities to provide space for 

performances, passive and children’s recreation. 

Guideline

• Design all major pedestrian pathways to be at least 8’ wide. Other pathways 

with less activity can be 6’ wide.

The Through block pathway connecting NE70th Place to shops and services within 

the neighborhood center should be designed with amenities and help transition 

neighborhood center.  Design of this pathway should provide places for people to 

RELE VANT DESIGN GUIDELINES (REFERENCED FROM THE DESIGN GUIDEL INES FOR PEDESTR IAN OR IENTED BUSINESS DISTR ICTS)
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SPECIAL CONSIDERATION FOR BRIDLE TRAILS NEIGHBOR-
HOOD CENTER (BCX ZONE) - PEDESTRIAN PATHS AND 
AMENITIES

opportunities to provide passive seating areas, cafe seating, green space, small scale 

performance area, public art, and children’s recreation and small public gathering 

space, Sidewalks along 130th Avenue NE should enhance the City’s Greenways 

connection.

Guideline

•

have large windows that showcase storefront displays to increase pedestrian 

interest.  Architectural detailing at all window jambs, wills, and heads should be 

emphasized.

SPECIAL CONSIDERATIONS FOR NEIGHBORHOOD BUSINESS 
DISTRICTS, FINN HILL NEIGHBORHOOD CENTER (FHNC) AND 
THE HOUGHTON/EVEREST NEIGHBORHOOD CENTER, BRIDLE 
TRAILS NEIGHBORHOOD CENTER (BCX ZONE)

Guideline

•

Guideline

• Horizontal building modulation may be used to reduce the perceived mass 

of a building and to provide continuity at the ground level of large building 

complexes. Building design should incorporate strong pedestrian-oriented 

elements at the ground level and distinctive roof treatments.

SPECIAL CONSIDERATION FOR BUILDING MASSING IN CEN-
TRAL BUSINESS DISTRICT 1 (CBD 1A & 1B) AND THE HOUGH-
TON/ EVEREST NEIGHBORHOOD CENTER - UPPER STORY STEP 
BACKS, BRIDLE TRAILS NEIGHBORHOOD CENTER (BCX ZONE)

Guidelines - Upper Story Setbacks

• Buildings above the second story (or third story where applicable in the 

Downtown Plan) should utilize upper story step backs to create receding 

building forms as building height increases, allow for additional solar access, and 

maintain  human scale at the street level.

•

and/or planned improvements, solar access, important street corners, and 

orientation with the public realm.

• A rigid stair step or “wedding cake” approach to upper story step backs is not 

appropriate.

•

increase the apparent mass of the building within the required upper story 

setback area.

• In addition to applying setbacks to upper stories, building facades should be well 

modulated to avoid blank walls and provide architectural interest.

• Along pedestrian oriented streets, upper story building facades should be 

stepped back to provide enough space for decks, balconies and other activities 

overlooking the street.

• Landscaping on upper story terraces should be included where appropriate to 

soften building forms and provide visual interest.

• Continuous two or three story street walls should be avoided by incorporating 

vertical and horizontal modulations into the building form.

•

vertical punctuation at key facades. Special attention to maintain an activated 

streetscape is important in these areas.

• For properties on Park Lane which front multiple streets and upper story 

setbacks are proposed to be averaged, concentration of upper story building 

mass along Park Lane should be avoided.

Guideline

Color schemes should adhere to the guidelines enumerated above. The use 

of a range of colors compatible within a coordinated color scheme should be 

encouraged.

SPECIAL CONSIDERATIONS FOR BRIDLE TRAILS NEIGHBOR-
HOOD CENTER (BCX ZONE)

Special attention to the use of colors and materials should be used on a building’s 

upper stories to reduce the appearance of taller buildings.

Guidelines

• The placement and amount of landscaping for new and existing development 

should be mandated through design standards. Special consideration should be 

given to the purpose and context of the proposed landscaping. The pedestrian/

auto landscape requires strong plantings of a structural nature to act as buffers 

or screens. The pedestrian landscape should emphasize the subtle characteristics 

of the plant materials. The building landscape should use landscaping that 

complements the building’s favorable qualities and screens its faults. Along the 

Cross Kirkland Corridor and Eastside Rail Corridor, landscape design should 

screen where necessary, but generally soften the edge between the public and 

private space to integrate and complement corridor functions.

SPECIAL CONSIDERATION FOR BRIDLE TRAILS NEIGHBOR-
HOOD CENTER (BCX ZONE)

A combination of both street and private trees with associated landscaping should 

be used to help mitigate the urban edges of the neighborhood center adjacent to 

residential neighborhoods.

RELE VANT DESIGN GUIDELINES (REFERENCED FROM THE DESIGN GUIDEL INES FOR PEDESTR IAN OR IENTED BUSINESS DISTR ICTS)
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MASSING OPTION COMPARISON

Massing Option 1 Massing Option 2 Massing Option 3 (Preferred)

Pros:
• Massing highlights the primary residential entry at the SE corner.
•

Ave NE. 
• Meets prescribed zoning code setbacks/stepbacks.
Cons:
• The unmodulated, continuous facades appear long. 
• Open space at the SE corner in front of the primary residential entry is limited.
• Interior courtyards are smaller resulting in less than optimal sunlight to 

courtyard facing residential units.

PROS AND CONS:

SWEEPING HORIZONTAL DATUMS VERTICAL BAYS FRAMES

Pros:
• Larger courtyards provide residents with more access to daylight and a sense of 

openness.
• Addition of tall massing bays break up the façade so the building reads as 

residential.
• Provides more open space in front of lobby and amenities fronting shopping 

center. This allows for amenities to potentially extend to the exterior and better 
engage the sidewalks connecting to the shopping center.

•
• Meets prescribed zoning code setbacks/stepbacks.
Cons:
• The saw-tooth elements of the upper levels compete visually with the three 

story modulation below.

PROS AND CONS:

Pros:
• Larger courtyards provide residents with more access to daylight and a sense of 

openness.
• Wide, shallow massing frames break up the facade, reduce facade monotony, 

and reduce the perceived scale of the building.
• Provides more open space in front of lobby and amenities fronting shopping 

center. This allows for amenities to potentially extend to the exterior and better 
engage the sidewalks connecting to the shopping center.

• Massing highlights the primary residential entry at the SE corner.
•
• Meets prescribed zoning code setbacks/stepbacks.
Cons:

PROS AND CONS:

PEDESTRIAN APPROACH FROM NORTHEAST PEDESTRIAN APPROACH FROM NORTHEAST PEDESTRIAN APPROACH FROM NORTHEAST

PEDESTRIAN APPROACH FROM SOUTHWESTPEDESTRIAN APPROACH FROM SOUTHWESTPEDESTRIAN APPROACH FROM SOUTHWEST

ATTACHMENT 2 
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MASSING – OPTION 1

N

NE 70TH PLACE
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PAGLIACCI

PAGLIACCI

Commercial space should generally be at grade with the adjoining sidewalk.

All buildings on pedestrian-oriented streets should be encouraged to have upper-story activities 
overlooking the street, as well as balconies and roof decks with direct access from living spaces.

AERIRIRIA AL VAL VAL AL VAL VVIEWIEWIEWIEWEWWWWWWWWWWWWWWWWWIEE FFRRFROMFROMOMMROFROROMFFROMFFFROFROFRFROFROMFR NORNORNNORNONORNNNO THWETHWEHWEHWWETHWETHWETHWEHWEWEWEW STSTSTSTSTSTTSSS

PEDESTRIAN APPROACH FROM NORTHEAST

PEDESTRIAN APPROACH FROM SOUTHWEST

PEDESTRIAN APPROACH FROM NORTHWEST

Continuous commercial building fronts should be provided along adjoining arterials and through-block 
pathways. 

The garage entry faces the loading area of Grocery Outlet.

ATTACHMENT 2 
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MASSING – OPTION 1

N

NE 70TH PLACE

PEDESTRIAN APPROACH FROM WEST
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PEDESTRIAN APPROACH FROM SOUTHEAST

Horizontal building modulation may be used to reduce the perceived mass of a building and to provide continuity at 
the ground level of large building complexes. 

All buildings on pedestrian-oriented streets should be encouraged to have upper-story activities overlooking the street, as well as balconies 
and roof decks with direct access from living spaces

Building design should incorporate strong pedestrian-oriented elements at the ground level and distinctive roof treatments.
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RETAIL FRONTAGE AT GRADE

RESIDENTIAL FRONTAGE AT GRADE

LOBBY / LEASING / AMENITY AT GRADE

PARKING / LOADING / MECHANICAL AT GRADE

PRIMARY PEDESTRIAN ENTRY

PRIMARY VEHICLE ENTRY

EGRESS DOOR

RESIDENTIAL PATIOS AT GRADE

SOLID WASTE STAGING

REQUIRED PUBLIC OPEN SPACE

PROPOSED GR ADE REL ATED FE ATURES – OPTION 1

0’ 16’ 32’ 64’ 128’
N

Solid Waste 
Staging

Existing Pagliacci 
to Remain
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MASSING – OPTION 2

N

NE 70TH PLACE
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PAGLIACCI
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PEDESTRIAN APPROACH FROM NORTHEAST

PEDESTRIAN APPROACH FROM SOUTHWEST

PEDESTRIAN APPROACH FROM NORTHWEST

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

In addition to applying setbacks to upper stories, building facades should be well modulated to avoid blank 
walls and provide architectural interest.

Horizontal building modulation may be used to reduce the perceived mass of a building and to provide 
continuity at the ground level of large building complexes. Building design should incorporate strong 
pedestrian-oriented elements at the ground level and distinctive roof treatments.
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MASSING – OPTION 2

N

NE 70TH PLACE

PEDESTRIAN APPROACH FROM WEST

AEAERIAERAERIAERIERAEAE AL FAL FAL FLAL FAL FL FFFROMROMROMROMOMROMOMROOMROMMMOMR NONONORTNORTNORTRTRTRNORTORTNORTNORTNORTNORTNOROOORTOO HEASHHEASHEASHEASHEASHEASHEASAEASASSEEASAASASEASEASHEAHEHEASHHHEAHE TTTTTTTTTTTTTTTTTT

PEDESTRIAN APPROACH FROM SOUTHEAST

In addition to applying setbacks to upper stories, building facades should be well modulated to avoid blank walls and 
provide architectural interest.

Continuous two or three story street walls should be avoided by incorporating vertical and horizontal modulations into the building form.
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RETAIL FRONTAGE AT GRADE

RESIDENTIAL FRONTAGE AT GRADE

LOBBY / LEASING / AMENITY AT GRADE

PARKING / LOADING / MECHANICAL AT GRADE

PRIMARY PEDESTRIAN ENTRY

PRIMARY VEHICLE ENTRY

EGRESS DOOR

RESIDENTIAL PATIOS AT GRADE

SOLID WASTE STAGING

REQUIRED PUBLIC OPEN SPACE

PROPOSED GR ADE REL ATED FE ATURES – OPTION 2

0’ 16’ 32’ 64’ 128’
N

Solid Waste 
Staging

Bays along West and 
South facade, starting 
on L2

Existing Pagliacci 
to Remain
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MASSING – PREFERRED OPTION

N

NE 70TH PLACE

13
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PAGLIACCI
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PEDESTRIAN APPROACH FROM NORTHEAST

PEDESTRIAN APPROACH FROM SOUTHWEST

PEDESTRIAN APPROACH FROM NORTHWEST

Commercial space should generally be at grade with the adjoining sidewalk.

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

Horizontal building modulation may be used to reduce the perceived mass of a building and to provide 
continuity at the ground level.

Continuous two or three story street walls should be avoided by incorporating vertical and horizontal modulations into the building form.
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MASSING – PREFERRED OPTION

N

NE 70TH PLACE

PEDESTRIAN APPROACH FROM WEST
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PEDESTRIAN APPROACH FROM SOUTHEAST

Buildings above the second story should utilize upper story step backs to create receding building forms as building 
height increases, allow for additional solar access, and maintain human scale at the street level.

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

RESIDENTIAL FRONTAGE AT GRADE

LOBBY / LEASING / AMENITY AT GRADE

PARKING / LOADING / MECHANICAL AT GRADE

PRIMARY PEDESTRIAN ENTRY

PRIMARY VEHICLE ENTRY

EGRESS DOOR

RESIDENTIAL PATIOS AT GRADE

SOLID WASTE STAGING

REQUIRED PUBLIC OPEN SPACE

PROPOSED GR ADE REL ATED FE ATURES – PREFERRED OPTION

0’ 16’ 32’ 64’ 128’
N

Solid Waste 
Staging

Existing Pagliacci 
to Remain
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CHAPTER 35- COMMERCIAL ZONES (BN, BNA, FHNC, BC 1, BC 2, BCX, HENC 1, HENC 3) 

Sections: 
35.05 User Guide 

35.05.01 o Applicable Zones 

35.05.020 Common Code References 

35.10 General Regulations 

35.10 010 All Commercial Zones 

35 10 020 BN, BNA Zones 

~ BC 1, BC 2 Zones 

~ BCX Zones 

~ FHNC Zone 

~ HENC 1, HENC 3 Zones 

35.20 Permitted Uses 

35.30 Density/Dimensions 

35.40 Development Standards 

35.05 User Guide 

Step 1. Check that the zone of interest is included in KZ~ . Applicable Zones. If not, select the chapter where it is located. 

Step 2. Refer to KZC35.05.020, Common Code References, for relevant information found elsewhere in the code. 

Step 3. Refer to the General Regulations in KZG5.1 0 that apply to the zones as noted. 

Step 4. Find the Use of interest in the Permitted Uses Table in KZ~ and read across to the column pertaining to the zone of interest. If a Use is not listed in the table, it is not allowed. A listed 

use is permitted unless "NP" (Not Permitted) is noted for the table. Note the Required Review Process and Special Regulations that are applicable. There are links to the Special Regulations listed 

immediately following the table (PU-1, PU-2, PU-3, etc.). 

Step 5. Find the Use of interest in the Density/Dimensions Table in KZ~ and read across the columns. Note the standards (Minimu~~t __ 5_i_~~. _ll_~g_~(~~~--".~~~-~.Maximum Lot Covera~e. and 

Maximum Height of Structure) and Special Regulations that are applicable. There are links to the Special Regulations listed immediately following the table (DD-1, DD-2, DD-3, etc.). 

Step 6. Find the Use of interest in the Development Standards Table in KZB5.40 and read across the columns. Note the standards (Landscape Categor,fii!!~. Category, and Requiredf.'..~r.~.i~_S 

Spaces) and Special Regulations that are applicable. There are links to the Special Regulations listed immediately following the table (DS-1, DS-2, DS-3, etc.). 

Note: Not all uses listed in the Density/Dimensions and Development Standards Tables are permitted in each zone addressed in this chapter. Permitted uses are determined only by the Permitted 

Uses Table. 

35.05.01 0 Applicable Zones 

This chapter contains the regulations for uses in tho:ommercial zones (BN, BNA, BC 1, BC 2, BCX, FHNC, HENC 1, HENC 3) of the City. 

35.05.020 Common Code References 

1. Refer to Chapterl KZC to determine what other provisions of this code may apply to the subject property. 

2. Public_park development standards will be determined on a case-by-case basis. See K~ . 

3. Review processes, density/dimensions and development standards for shoreline uses can be found in Chapt~ KZC, Shoreline Management. 

4. Some development standards or design regulations may be modified as part of the design review process. See Ch apt~ and 142 KZC for requirements. 

5. Chapter ill KZC contains regulations regarding,ome occupations and other~E~~~.S.<:>.'.Y. uses, facilities, and activities associated witti\ssisted Livin~.X~Eil_(~. Attached o'?..!~.~~-~~ 

.0.".'.~.l!iD~-~-~-i!~• and Stacked Dwelling __ l,l~it uses. 

6. Development adjoining the Cross Kirkland Corridor or Eastside Rail Corridor shall comply with the standards of Kl!~ . 

7. Structures located within 30 feet of a parcel in claw density zone or alow density use in PLA 17 shall comply with additional limitations on structure size established by KZCI 5.136. 

(Ord. 4749 § 1, 2021; Ord. 4637 § 3, 2018; Ord. 4636 § 3, 2018; Ord. 4476 § 2, 2015) 

35.1 o General Regulations 

Surfacepw~-~.~!.~-~-w~-~~~w~ shall not be located between the street and building unless no feasible alternative exis~?.E.~]D.~.w~E~~w~ located to the side of the building are allowed; 

provided, that theparking _area and vehicular access occupies less than 30 percent of the property frontage and design techniques adequately minimize the visibili!Y of the parking. 

35.10.020 BN, BNA Zones 

1. The following commercial frontage requirements shall apply to all development that includo:!welling units or assisted living uses: 

a. The street level floor of all buildings shall be limited to one or more of the following uses, except as allowed in subsection (1 )(c) of this section: Ret!iil;staurant orTavern; 

Entertainment, Cultural and/or Recreational Facility; or Office. These uses shall beriented toward fronting arterial and collector streets and have a minimum depth of 20 feet and 

an average depth of at least 30 feet (as measured from the face of the building along the street). 

The Design Review Board (o"'.l_~-~-~-i~_g and Building ___ l:l_i!~-~t-~r if not subject to DR) may approve a minor reduction in the depth requirements if the applicant demonstrates that the 

requirement is not feasible given the configuration of existing or proposed improvements and that the design of the commercial frontage will maximize visual interest. The Design 

Review Board (or~!.~-~-~-i-~~ and Building __ lJ.i.'..~~!.<>..r if not subject to DR) may modify the frontage requirement where the property abU1BSidential zones in order to create a more 

effective transition between uses. 

b. The commercial floor shall be a minimum of 13 feet in height. In the BN zone, the height of the structure may exceed the maxim~!ght of structure by three feet for a three­

story building with the required 13-foot commercial floor. 

c. Other uses allowed in this zone and parking shall not be located on thetreet level floor unless an intervening commercial frontage is provided between the street and those 

other uses or parking subject to the standards above. Lobbies for residential or assisted living uses may be allowed within the commercial frontage provided they do not exceed 20 

percent of the building's linear commercial frontage along the street. 
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35.10.010 All Commercial Zones
The following regulations apply to all uses in these zones unless otherwise noted:
1.    Surface parking areas shall not be located between the street and building unless no feasible alternative exists. Parking areas located to the side of the building are allowed;
provided, that the parking area and vehicular access occupies less than 30 percent of the property frontage and design techniques adequately minimize the visibility of the parking.




