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Planning Commission Briefing

NE 85th Station Area Plan



Tonight’s Agenda

- Preferred Plan Direction Review

- Final Station Area Plan Adoption & Phasing

- Introduction to Incentive Zoning Analysis

- Introduction to Form-based Codes

- Questions?



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 Planning Commission 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: Character Sub-Districts



Preferred Plan Direction: Draft Regulating Plan



Preferred Plan Direction: Draft Regulating Table



Preferred Plan Direction: Draft Transitions Approach



Preferred Plan Direction: Draft Street Types Map



Preferred Plan Direction: Draft Street Types Table



Preferred Plan Direction: Draft Frontage Types



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

• Amend existing Neighborhood Plans 

for 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
Public Hearing and adoption 
of Phase 2 Rezones & Zoning 

Code Amendments

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
Public Hearing and adoption of Station 

Area Plan, Comp Plan Amendments, 
PAO, and Phase 1 Rezones & Zoning 

Code Amendments

2022 Plan Adoption and Phasing
The planned adoption has been extended by over a year to allow for additional due diligence, including supplemental 
transportation analysis, Fiscal Impacts and Community Benefits Analysis, and more community feedback. Work in 2022 is 
divided into two phases to ensure adequate time for the community and appointed/elected officials to consider important 
community benefits and urban design components for each phase. 

PHASE 1

PHASE 2



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



Incentive Zoning Analysis
• 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



Incentive Zoning Analysis

Habile Consulting LLC

 

Value Adds

• (+) Height, FAR

• (-) Parking

• (+) Building efficiency 

• PAO/SEPA

• Code exemptions

• Allowed uses

Increased Costs

• LEED requirements

• Add'l design stds

• Mitigation requirements

• New fees

• Frontage improvements

• Set backs, stepbacks

Economic Analysis 

Habile Consulting LLC

Value added Incentive

from upzone Zoning

(RLV of changes)

10% Changes in base requirements

Value derived

from current 50% Current Code

regulations

Community Share

Developer Share20%

20%
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Next Steps
• March 23, 2022: Transportation Commission Briefing

• April 5, 2022: City Council Study Session

• Spring 2022: Joint Planning Commission / City Council Work Session(s)

• May 2022: Community Open House 

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

• June 2022: City Council Adoption



Form-based 
Code 
Overview
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Form-based Codes Primer
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Emphasizes Form over UseCodifies Urban Design Intent Connects Public and Private Character



Common Elements

Character Districts / Vision

Regulating Plan & Table

Development Standards

Administration

NE 85th Examples



Common Elements

Character Districts / Vision

Regulating Plan & Table

Development Standards

Administration

Commercial Mixed Use Neighborhood Mixed Use Neighborhood Residential Urban Flex District Civic Mixed Use

Maximum Heights 

(see height subdistrict on regulating plan for  

maximum allowed height in a specific location)

60-250' 30-150' 20-45' 45' 45-75'

Permitted Uses (General) Commercial, Civ ic Commercial,  Residential, 

Civ ic

Residential Commercial, Light 

Industrial*, Residential, Civ ic

*where compatible with 

residential

Commercial,  Residential, 

Civ ic

Upper level stepbacks In progress* In progress* In progress* In progress* In progress*

Max Floor Area Ratio or Development Area In progress* In progress* In progress* In progress* In progress*

Setbacks (Side, Rear)

Note: Front Setbacks are regulated through 

frontage types

In progress* In progress* In progress* In progress* In progress*

*In Progress parameters will be reviewed as part of the Form-based Code development in 2022

NE 85th Examples



Common Elements

Character Districts / Vision

Regulating Plan & Table

Development Standards

Administration

NE 85th Examples



Form-based Code in NE 85th
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NE 85th SAP Form-based Code Organization
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EXHIBIT A1: NE 85th Station Area
Character Sub-Districts
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EXHIBIT A2: NE 85th Station Area
Character Sub-District Precedent Imagery
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EXHIBIT A3: NE 85th Station Area
Preliminary Draft Regulating 

Plan
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Commercial Mixed Use Neighborhood Mixed Use Neighborhood Residential Urban Flex District Civic Mixed Use

Maximum Heights 

(see height subdistrict on regulating plan for  

maximum allowed height in a specific location)

60-250' 30-150' 20-45' 45' 45-75'

Permitted Uses (General) Commercial, Civ ic Commercial,  Residential, 

Civ ic

Residential Commercial, Light 

Industrial*, Residential, Civ ic

*where compatible with 

residential

Commercial,  Residential, 

Civ ic

Upper level stepbacks In progress* In progress* In progress* In progress* In progress*

Max Floor Area Ratio or Development Area In progress* In progress* In progress* In progress* In progress*

Setbacks (Side, Rear)

Note: Front Setbacks are regulated through 

frontage types

In progress* In progress* In progress* In progress* In progress*

*In Progress parameters will be reviewed as part of the Form-based Code development in 2022

EXHIBIT A4: NE 85th Station Area
Preliminary Draft Regulating Table



Upper Level Step BacksGround Level Set Backs Landscape Buffers

Allowed build-to line is set back from the 
lot line, creating more space between 
building and adjacent parcels or right of 
way

Upper floors must be set back from 
allowed lower-level building 
envelope. May be applied multiple 
times for a single building at different 
levels to create a “stepped” effect

Landscaped open area that is intended to 
provide visual screening as well as open 
space separating a building from 
adjacent parcels. Can also include 
pedestrian or bike connections or other 
amenities

EXHIBIT A5: NE 85th Station Area
Preliminary Draft Transitions 

Approach

•

•

•

•



©M ithun

EXHIBIT A6: NE 85th Station Area
Preliminary Draft Street Types 

Map



Neighborhood Residential 
Street

Neighborhood Mixed Use 
Street

Main Street

©M ithun

Major Thoroughfare Green Midblock 
Connection

Typical ROW Width

Functional Classes

Adjacent Land Uses

Travel Priorities

80-120’ 65-85’ 45- 75’ 45- 70’ 30-50’

Principal Arterial Minor Arterial, Collector Collector, Local Local

High intensity commercial, residential, 
and active ground-level uses.

Mid-intensity commercial, 
residential, and ground-level retail 
uses.

Low to mid-intensity commercial, 
residential, and occasional active 
ground-level uses.

Predominantly low to medium 
intensity residential uses.

Low to high intensity commercial or 
residential uses, typically within 
larger developments. May have 
active ground-level uses, 
depending on site design.

Ped*, Bike*, Transit, Freight, Auto Ped, Bike, Transit, Auto Ped, Bike, Auto Ped, Bike, Auto Ped, Bike, Auto**

Streets that connect regional centers 
or run through central commercial 
corridors. Many of these streets have 
significant traffic volumes at peak 
hours are key places for high-
capacity transit routes and auto 
separated bike facilities.

Primary corridors for ground-floor 
retail, often with generous public 
realm design. They are high 
pedestrian volume streets that 
balance that pedestrian activity 
with auto, bike, and transit needs.

Neighborhood streets with low to 
mid-intensity commercial and 
midrise residential and occasional 
ground floor retail. Generally lower 
vehicular traffic volume than 
major thoroughfares, and some 
may contain auto-separated bike 
facilities. 

Residential-focused streets with 
low vehicular traffic volumes, 
which can accommodate shared 
bike facilities. 

Generously landscaped mid-block 
connections within larger 
commercial or residential 
developments or between parcels. 
May include required on-site green 
stormwater infrastructure. Does not 
include public ROW improvements 
to “green” an existing street.

*Separated facilities **Local access, loading only

Collector, Local

Allowed Frontage Types
Urban Street Edge, Retail & Active 
Uses, Plaza/Public Space

Retail & Active Uses, Plaza/Public 
Space

Urban Street Edge, Plaza/Public 
Space, Residential Stoop/Porch 

Urban Street Edge, Plaza/Public 
Space, Residential Stoop/Porch, 
Private Yard

Urban Street Edge, Retail & Active 
Uses, Plaza/Public Space, 

EXHIBIT A7: NE 85th Station Area
Preliminary Draft Street Types Table



Urban Street Edge
• Shallow to no setbacks
• Pedestrian-oriented facades with 

transparency and building entries
• Additional travel zone i f constrained 

s idewalk

Plaza/Public Space

• Deep setback to establish public space
• Active frontages and entries facing 

onto open space
• Smooth transition to public ROW with 

occupiable open space

Retail & Active Uses 
• Generous pedestrian zone with seating, 

overhead protection, and other 
furnishings and building entries

• Articulated bays, active facades, higher 
ground floor heights

Private Yard

• Landscaped front yard 
• Visual connection to primary building 

from s idewalk
• Street wall edge maintained with 

elements l ike low walls and vegetation

Residential Stoop/Porch

• Shallow setbacks, fi rst floor at different 
level than sidewalk

• Direct entries from individual units
• Stoops and porches address grade change
• Articulated facades to reflect units

EXHIBIT A8: NE 85th Station Area
Preliminary Draft Frontage Types

Neighborhood Residential 
Street

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use

• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Major Thoroughfare
• Main Street
• Neighborhood Mixed Use
• Neighborhood Residential Street
• Green Midblock Connection

• Neighborhood Residential Street
• Green Midblock Connection

Applicable Street Types Applicable Street Types Applicable Street Types Applicable Street Types Applicable Street Types
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