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Tonight’s Agenda
• Review of Adopted Preferred Plan 

Direction

• Station Area Process Update

• Station Area Deliverables Overview

• Key Issue Updates

o Transportation 

o Sustainability

o Affordable Housing

o Parks/Open Space

o Schools

• Next Steps



Adopted 
Preferred Plan 
Direction Review 



Resolution R-5503: 
Adopted Station Area 
Preferred Plan Direction

The Preferred Plan Direction
• Sets the vision for the future of the Station Area
• Identifies maximum growth capacity and heights
• Provides a framework for design strategies to address 

community concerns
• Identifies primary components of the Final Station 

Area Plan
• Establishes Community Benefits Strategies for further 

study
• Informs Final Supplemental Environmental Impact 

Statement

• Directs work in 2022

The Preferred Plan Direction does not…
• Establish or finalize zoning details
• Establish required mitigation measures or 

community benefits
• Preclude future opportunities for community input



Preferred Plan Direction: Growth Expectations



Preferred Plan Direction: Community Benefits Key Topics



Preferred Plan Direction: Community Benefits Framework



Preferred Plan Direction: Character Sub-Districts



Preferred Plan Direction: Draft Regulating Plan



Preferred Plan Direction: Draft Transitions Approach



Preferred Plan Direction: Draft Street Types Map



Preferred Plan Direction: Draft Frontage Types



Station Area 
Process Update



2022 Plan Adoption and Phasing

What’s included 
in the final Plan? 

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

COMPREHENSIVE PLAN AMENDMENTS

• Amend General Elements (Land Use, 

CFP, Transportation, etc.)

• New sub-area chapter for Station 

Area

• Neighborhood Plans consistency with 

SAP

FINAL STATION AREA PLAN

• Vision & Goals for Land 

Use & Urban Design, Open 

Space, Transportation & 

Mobility, and 

Sustainability

• Policies for Station Area

FINAL PLANNED ACTION ORDINANCE

• Environmental review for planned 

actions

• Specific mitigation measures for 

and submittal requirements for 

applicant SEPA exemption

ZONING IMPLEMENTATION 

• Form-based Code / Zoning 

Code Amendments

• Parcel Rezones (to Station 

Area regulating districts)

• Design Guidelines

DECEMBER 2021
COUNCIL ADOPTS 

PREFERRED PLAN 
DIRECTION

DECEMBER 
2021

Final SEIS 
Issued 

In 2022, with further input from the Community, Planning Commission, and City Council, we are moving into the final phases 
of the project that will result in final Station Area Plan adoption.

Additional due diligence directed by City Council



-FINAL STATION AREA PLAN DOCUMENT 

-COMPREHENSIVE PLAN AMENDMENTS 

-PLANNED ACTION ORDINANCE 

-FORMED-BASED CODE & ZONING CODE AMENDMENTS 

(PHASE 1-COMMERCIAL MIXED-USE DISTRICT)

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

January 2022
Development of Station Area Plan 

final documents, based on framework 
established in Preferred Plan Direction 

(City Council Resolution R-5503)

September 2022
Adoption of Phase 2 

Deliverables

DECEMBER 
2021

COUNCIL 
ADOPTS 

PREFERRED

PLAN 
DIRECTION

June 2022 – September 2022
Public meetings with City Council, Planning 

Commission, and Community Open House to 
discuss Phase 2 Zoning Code Amendments

March 2022 – June 2022
Public meetings with City Council, Planning Commission, Transportation Commission, 

and Community Open House to discuss final Station Area Plan documents.

June 2022
Adoption of Phase 1 Deliverables

2022 Plan Adoption and Phasing

PHASE 1

PHASE 2

o Extended timeline for more analysis and input

o Work on policy deliverables and key issues consider entire Station Area

o Phasing focuses on development standards and community benefits for catalyst area first 

o Development agreement for catalyst site could be entered into contingent upon Phase 1 zoning 

o Allows more time to consider and discuss development standards where Station Area meets lower density neighborhoods



Phase 1 Zoning Code 
Amendments: Commercial 
Mixed Use District

Phase 2 Zoning Code 
Amendments: 
Perimeter Districts

2022 Plan Adoption and Phasing

Phase 2 Zoning Code 
Amendments: 
Perimeter Districts



Station Area 
Deliverables



2019-2021 Station 
Area Work

Preferred Plan 
Direction

Final Supplemental 
Environmental 

Impact Statement

Planned Action 
Ordinance

Final Station Area 
Plan Document 

Vision & Goals

Comprehensive 
Plan 

Station Area Chapter

Form-based Code 
(Zoning)

Parcel Rezones

Design Guidelines

Final Station Area Deliverable / 
Implementation Element 

Work Completed

Station Area 
Deliverables  Workflow

Will be completed 
in Phase 1 and 

Phase 2

Opportunities & Challenges Report

SEPA Scoping

Market Analysis Report

Draft SEIS 

Community Input/Public 
Comments

Council Input

Planning & Transportation 
Commission Input



Station Area Plan 
Final Document
• Vision and Goals 

• Summary of Planning Process

• Plan Recommendations

• Graphics, systems diagrams, and 
renderings to show a vision for the 
district

• Adopted by Resolution (June 2022)



Comprehensive 
Plan Amendments
• New Station Area Chapter added to establish goals 

and policies for future growth

• Will address Station Area relationships to 
Neighborhood Plans

o Overlays six existing neighborhoods – doesn’t 
change neighborhood boundaries

o Establish that Station Area Goals and Policies will 
govern when neighborhood plan policies specify 
different direction (e.g. growth capacity, height, 
access, etc.) 

o Station Area process will include only minor edits-
future amendments could further address any 
inconsistencies

• Adopted by Ordinance (June 2022)



Planned Action 
Ordinance
• Informed by FSEIS 

• Includes specific mitigation measures 
for future development

• Includes submittal requirements for 
development applications to be 
reviewed as planned actions – where 
projects will not exceed thresholds 
studied in FSEIS

• Adopted by Ordinance (June 2022)



Zoning Code 
Amendments & 
Design Guidelines

• Form-based Codes

• Parcel Rezones

• Consistency Edits (e.g. 
definitions, general regulations, 
etc.)

• Design Guidelines & Design 
Review Procedures

• Adopted by Ordinance (Phase 
1 - June 2022 / Phase 2 – Fall 
2022)



The Station Area Form-based Code will also include an incentive zoning program to 
achieve community benefits. 

What Does a Form-based Code do?

Form-based Code 



Form-based Code 



Form-based Code: Incentive Program
• Incentive Zoning Program included in Preferred Plan Direction –

Community Benefits Framework

• Focused analysis to help achieve the Station Area Vision and desired 
Community Benefits with/through future growth

• Analysis based on identified 5 key areas

• Based on prior work including FSEIS and Fiscal Impacts/Community 
Benefits Analysis

Hypothetical Incentive-based Amenity: Mid-block Connections

Example Existing Requirement Example Station Area Requirement Example Requirement for Incentive



Form-based Code: Incentive Program

• Creating an incentive component in the new form-based 
code provides a basis for linking new development 
capacity (upzone) with provision of public amenities or 
investments

• Policy changes (upzone) create private value by increasing 
the income generating capacity of property in the Station 
Area

• A portion of this increased value can be tapped to provide 
public provide infrastructure and/or community amenities



Form-based Code: Economic Analysis Overview

• Economic analysis is focused on estimating:

• Potential value of the proposed upzone (value added 
through zoning code changes)

• How much of upzone value may be used up by new 
development requirements (cost of requirements 
beyond current code)

• How much value could remain to support an incentive 
zoning program (developers can earn additional 
capacity by providing public amenities)

• Analysis uses a residual land value 
(RLV) approach:
• Upzone value = RLV of new code ($/sf) LESS current 

market value of land ($/sf)

• This approach allows for consideration of 
policy choices and tradeoffs

Upzone Value Opportunities

1

2

3

Residual land value (RLV) is the theoretical maximum 
that a developer would pay for land and is as defined:

"Estimated gross development value 
less estimated total project cost, including fees 
and developer profit. "



• The project team is currently working through several issues 
that will have an impact on the eventual estimate of the 
value of incremental development capacity

• The key factors that will determine if there is sufficient 
upzone capacity to have a functioning incentive 
program are:

1. Final draft zoning code policy changes that will affect 
the RLV of the new code (i.e., height, massing, parking 
ratios, etc.)

2. Determinations about potential changes in base 
development requirements, such as:

1. Developer provided improvements to address mitigation 
needs identified in FSEIS (e.g., transportation and utility 
projects) 

2. Developer provided improvements or amenities to meet 
policy objectives (e.g., design standards, affordable 
housing, green building, etc.) 

3. Changes in development fees and charges

Base/Incentive Zoning Program: Key Issues/Decisions
Viability of Incentive Zoning Program 

Final
Policies 
Result in 
100% 
increase 
in RLV

Final
Policies 
Result in 
43% 
increase 
in RLV
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• Once draft future zoning code parameters and new 
base requirements are established it will be possible 
to evaluate:

• The number of new designation districts where a  
functional incentive program is feasible 

• The estimated value of incentive building capacity for 
each feasible district or the average of all feasible 
districts

• Choose an appropriate community “share” of the 
incentive value (e.g., share value 50-50 with 
applicant)

• A functional IZ program must encourage applicants to 
use the program

• The value of the community share is converted to an 
“exchange rate” for eligible amenities

• Example: Value of Incremental BGSF = $20/sf

• An amenity cost of $200/sf results in an exchange rate 
of 10:1,

• Each 10sf of amenity earns 100sf of IZ building capacity

Base/Incentive Zoning: Illustrative Example

Illustrative Value/Cost Implications for Incentive Program

School Facilities

Floor Value of Amenity Amenity Exchange Rate

No. of Plate Total $500/sf to $750/sf $30/sf to $20/sf

Floors Size (SF) SF Cost Cost IZ sf IZ sf

0.25 24,000 6,000 $3.0m to $4.5m 100,000 to 225,000

0.50 24,000 12,000 $6.0m to $9.0m 200,000 to 450,000

1 24,000 24,000 $12.0m to $18.0m 400,000 to 900,000

2 24,000 48,000 $24.0m to $36.0m 800,000 to 1,800,000

3 24,000 72,000 $36.0m to $54.0m 1,200,000 to 2,700,000

Parks and Space

Value of Amenity Amenity Exchange Rate

Total $150/sf to $250/sf $30/sf to $20/sf

Amenity SF Cost Cost IZ sf IZ sf

Small pocket park 1,000 $0.5m to $0.8m 5,000 to 12,500

Public plaza 5,000 $2.5m to $3.8m 25,000 to 62,500

Large gathering space 20,000 $10.0m to $15.0m 100,000 to 250,000



Key Issue 
Updates

In 2022, the project team is completing work  
to further develop the Community Benefits 
strategies framework adopted by Council in 
the Preferred Plan Direction



OVERVIEW OF TRANSPORTATION ANALYSIS
2020 Transportation Work

o Baseline findings

o Draft SEIS Analysis for 3 alternatives

2021 Transportation Work

o Additional Transportation Modeling to 

inform June Alternatives design

o Supplemental Transit Analysis

o Walkshed and Bikeshed Analysis

o Interchange Analysis

o Fiscal Impacts and Community Benefits 

Analysis Supplemental Transportation 

Study (project concept development)

2022 Transportation Work

o Project Concept Refinement

o Mobility and Active Transportation Analysis 

(mode split goal, person trips)

o Corridor Transit Travel Time Analysis

Ongoing

o Coordination with project team for final 

Station Area Plan Vision, Goals, and 

Policies



• Supplemental Analysis is being completed in 2022 to respond to 

Council request for a “bolder” Active Transportation Network

• Station Area work is being coordinated with the update of the 

Active Transportation Plan and Safer Routes to School Plans

• Team has developed refined project concepts responsive to 

previous Transportation Commission feedback to:

• Provide a consistent, connected network for walking and bicycling,

o Provide more protection and comfort for walking and bicycling, 

particularly on high-speed, high-volume roadways such as 124th Ave 

NE,

o Provide delineated bike space in the enhanced sidewalks on NE 85th 

St; and,

o Improve safety for people walking and bicycling through 

intersections.

• Transportation Concepts will be integrated into Form-based Code

• Pending supplemental analysis:

o Quantify the number of pedestrian and biking trips in the Station Area

o Examine travel times for transit through the Station Area

TRANSPORTATION UPDATE

*Typical NE 85th St. cross section



SUSTAINABILITY UPDATE
Work in 2022 is further development of Preferred 
Plan Direction framework, and includes:

• Aligning SMP Goals and Targets with Station Area objectives 

o SMP is focused on practical, implementable development 
regulations that will ensure sustainability features are 
integrated into SAP development

• Identification of “Best in Class” opportunities to advance:

o Energy/Decarbonization

o Green Infrastructure/Ecology Goals

• Sustainability Framework for future inclusion in Form-based 
Code

Sustainability Framework will provide elements to 
study in economic analysis for Form-based Code
High Performance Building Codes under review by Council for 
adoption April 5 are expected to be new baseline requirement

Forthcoming staff recommendations will be 
incorporated into the draft Comp Plan policies and 
Form-based Code



AFFORDABLE HOUSING UPDATE
Work on Affordable Housing strategies is based on Preferred Plan Direction 
Community Benefits Framework

Economic analysis is testing incentive scenarios for residential mixed use 
including:
• Providing more than 10% of units as affordable (10% is current inclusionary 

requirement)
• Providing units at deeper levels of affordability
• Providing more family-size (2+ bedroom) units

Evaluating cash contribution mechanism for commercial development as part of 
incentive zoning; City can direct ARCH to invest those funds in projects in the 
Station Area

Staff recommends deferring consideration of commercial linkage fees as a 
mitigation strategy at this time

Forthcoming staff recommendations will be incorporated into the draft Comp 
Plan policies and Form-based Code



PARKS / OPEN SPACE UPDATE
Project team is coordinating with Parks staff to align 
Station Area Policies and projects with the draft PROS 
plan 

Developing concept expanding access to public parks 
space at Forbes Lake and existing parks in/near Station 
Area

Coordinating with development of Active Transportation 
and Sustainability goals and policies

Economic analysis is testing incentive scenarios for private 
development to provide Parks/Open Space, including:
• On-site public open space – plazas
• On-site public open space – pocket parks
• On-site enhanced common spaces (e.g. playgrounds, 

dog runs, etc.)
• Linear parks



SCHOOLS UPDATE

Promote partnerships to encourage shared facilities in the 
Station Area and/or optimize utilization of shared use 
agreements

Increase development capacity on existing school sites
• Increased height at LWHS can provide development 

capacity to help meet need for school space
• 2022-2024 Planning Commission Work Program includes 

evaluating code amendments to reduce or eliminate 
barriers to increase capacity on other LWSD sites

Explore development bonus incentives for provision of 
school space in new development

Consider policy changes to define active frontages or 
required retail space to include educational uses

Expected to be addressed in form-based code 

Final SEIS identified the following mitigation measures:

Example of Integrated School Facilities: 10 story mixed use with 4 stories of 
elementary school and housing above (Honolulu, HI)

Preferred Plan Direction: Civic Mixed Use District w/ proposed increased 
height



Other Updates



TAX INCREMENT FINANCING (TIF) STUDY UPDATE

TIF included as potential Community Benefits Strategy 
in Adopted Preferred Plan Direction 

TIF Study is underway with consultant, Stowe 
Development Strategies 

Study will develop strategy to identify targeted public 
improvements for TIF, focusing on multi-benefit 
projects unlikely to be funded through the CIP, 
especially related to:
• Open Space
• Parks
• Green Infrastructure
• Active Transportation



DEVELOPMENT AGREEMENT
City is engaging with Google to explore the terms of a development agreement for the Lee Johnson site

A development agreement is a voluntary contract between a local jurisdiction and a property owner.  This 
development agreement provides opportunity to:

• Specify standards and conditions that will govern development of the property within zoning parameters

• Ensure that community benefits are achieved and that impacts of new development can be addressed

• Achieve a catalyst development consistent with Council’s vision for the Station Area

• Provide certainty needed for property transaction



Next Steps
• April 26, 2022: Joint Planning Commission / City Council Work Session

• May 12, 2022: Joint Planning Commission / City Council Work Session

• May 2022: Community Open House 

• June 2022: Planning Commission Public Hearing and Deliberations –
Recommendation to City Council

• June 2022: City Council Adoption – Phase 1

• Summer/Fall 2022: Planning Commission and City Council Study - Phase 2 



Questions?  Comments?  Additional Issues?


