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Station Area – 2044 Vision
The Station Area is a thriving, transit-oriented, 

new walkable district with high tech and 

family wage jobs, plentiful affordable housing, 

sustainable buildings, park amenities, and 

commercial and retail services. 
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Phase 1 Adoption: What has been decided already in planning process?

On June 28, 2022 Council 
adopted: 

• Station Area Plan 
(Resolution R-5547)

• Comprehensive Plan 
Amendments 
(Ordinance O-4800)

• Phase 1 Parcel 
Rezones (Ordinance 
O-4801)

• Phase 1 Zoning Code 
Amendments / FBC
(Ordinance O-4802)

• Municipal Code 
Amendments & 
Design Guidelines      
(Ordinance O-4803)



STATION AREA 

PLAN 
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The Station Area Plan was directed by the City 
Council in 2019 to leverage the once in a 
generation regional BRT transit investment… and 
proactively plan for potential growth over the 
next 20+ years (adopted resolution R-5356).

The planning objective is to maximize transit-
oriented development, and create the most:

• Opportunity and Inclusion

• Value for the City

• Community Benefits including affordable 
housing, improved sustainability benefits, park 
and mobility improvements, and solutions for 
school capacity

• and Quality of Life for all

Why Plan for the NE 85th Station Area? The new WSDOT / Sound Transit STRIDE Bus Rapid Transit station at I-405 
and NE 85th will connect Kirkland regionally to light rail at Bellevue, 
Lynnwood, and to SeaTac with frequent bus service every 10-15 minutes.
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This is a long-term plan for 2044 that 
builds on 

• the 2035 Comprehensive Plan; 

• the Highlands, Everest, Norkirk, Moss 
Bay, and Rose Hill Neighborhood 
Plans; 

• the Sustainability Master Plan; 

• the CKC Master Plan; 

• and others. 

The Station Area is envisioned as a 
demonstration district that maximizes 
opportunity for innovation and 
community benefit for the next 
generation, with the potential to realize 
goals of the Sustainability Master Plan, 
Housing Strategy, and other city-wide 
initiatives on the ground.

Why Plan for the NE 85th Station Area?
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Station Area Plan Overview



Chapter 04
Community Benefit Strategies
How can the public receive 
benefits of growth?

Priority community benefits were chosen based on 

community feedback, City Council and Planning 

Commission direction, and initial findings from DSEIS 

and 2020 Opportunities and Challenges Report. 
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Transitions in Scale to Adjacent Neighborhoods

A Strong Public Spine

A network of Mobility Options

Focus Inclusive Growth Near Transit

Chapter 05

Vision and Urban 

Design Framework

The Community Vision is 

supported by cohesive 
urban design strategies 

used throughout 

character areas.

Leverage Existing Natural Systems and Resources
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2. COMPACT ROUNDABOUTS AT NE 87TH AND 116TH AVE

5. NE 85TH STREET AND 120TH AVENUE NE IMPROVEMENTS 6
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NE 87th / 7th Ave Corridor 

Compact roundabout singular at NE 87th and 116th Ave

NE 90th Street Corridor
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Chapter 08

Transportation and Mobility
As an example, Station Area projects are 
coordinated to complement other projects 
and planned improvements to reduce 
congestion and improve mobility.

124th Avenue NE Widening and Protected Bike Lanes

NE 85th Street Improvements: I-405 to 128th Avenue NE

NE 85th Street And 120th Avenue NE Improvements
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Adopted Comprehensive Plan Chapter

• New Station Area Chapter added to establish goals 
and policies for future growth

• Addresses Station Area relationships to 
Neighborhood Plans

• Includes goals and policies for Housing, Economic 
Development, Natural Environment & Sustainability, 
Parks & Open Space, Transportation, Urban Design, 
Public Services, Schools, and Implementation.  

• Establishes Subarea household and employment 
growth capacities for horizon year of 2044

2044 Growth Capacity

Total Households 8,152

Total Employment (Jobs) 22,751
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1 KIRKLAND ZONING CODE AMENDMENTS (KZC 57) 

PROPOSED PHASE 2 DEVELOPMENT STANDARDS & PC FOCUS TOPICS



February 23 Planning Commission Public Hearing – Phase 2

Planning Commission received public testimony, deliberated, and reached 

recommendation to City Council on 3 items.

1. Kirkland Zoning Code (KZC) Amendments

- Station Area Form-based Code for NMU, CVU, and UF districts

- Updates to district-wide standards (e.g., transitions, parking, etc.)

- Misc. Zoning Code Amendments

2. Legislative Rezones (Zoning Map Amendments)

- Applies NMU, CVU, and UF districts to specific parcels

3. Kirkland Municipal Code (KMC) Amendments 

- MFTE boundary adjustment to include UF district
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PROPOSED PHASE 2 DEVELOPMENT STANDARDS
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Form-based codes are an 

approach to zoning that 

focuses on regulating the 

physical form and desired 

outcomes of development, 

rather than focusing on 

land uses.

What's Different About FBC?
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NE 85th St Form-based Code 

Organization



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

encourage uses consistent with large scale commercial and office 

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

Maximum heights are established in the Regulating Plan and range 

from 60 ft west of I-405 to 250 ft east of I-405.  

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

encourage uses consistent with a mixed-use neighborhood that 

includes commercial development and a range of residential 

development types. It allows for commercial, civic/institutional, 

residential uses. Maximum heights are established in the Regulating 

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

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

consistent with a mixed-use neighborhood that supports light 

industrial uses consistent with an urban, walkable character. It 

allows for commercial, retail, civic/institutional, and residential uses. 

Maximum heights are established in the Regulating Plan and allow 

heights up to 45 ft west of I-405.

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

consistent with a mixed-use environment anchored by 

civic/institutional uses. It allows for commercial and 

civic/institutional uses. Maximum heights are established in the 

Regulating Plan and allow heights up to 75 ft east of I-405. 
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Regulating Districts



Urban Flex District

This zone is intended to encourage uses consistent with a 

mixed-use neighborhood that supports light industrial uses 

consistent with an urban, walkable character. It allows for 

commercial, retail, civic/institutional, and residential uses. 

Maximum heights are established in the Regulating Plan and 

allow heights up to 45 ft west of I-405. 



Civic Mixed Use District

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

• Limited max height to fit neighborhood context

• Large floor area to support educational/civic use

• Upper story setbacks to create human-scaled 

neighborhood development



Neighborhood Mixed Use District

This zone is intended to encourage uses consistent with a mixed-
use neighborhood that includes commercial development and a 
range of residential development types. It allows for commercial, 
civic/institutional, residential uses. Maximum heights are 
established in the Regulating Plan and range from 60 ft west of I-
405 to 150 ft east of I-405. 



STATION AREA PLAN AFFORDABLE HOUSING FRAMEWORK

Developed in coordination with A Regional Coalition for Housing (ARCH) with the goal to 

maximize affordable housing in the Station Area

Kirkland Base Affordability Requirement: 50%



AFFORDABLE HOUSING: MAXIMUM BASE REQUIREMENTS SUPPORTED BY UPZONE VALUE

Maximum 
Allowed Zone 
Height*

Minimum 
Percent of 
Affordable 
Housing Units 
Required**

Less than 65’ 10% - 15%

65’ to 85’ 20% - 25%

Above 85’ 20% - 25%

*Required in NMU, CVU, and UF districts

** Units must be affordable to households 
whose income does not exceed 50% of King 
County AMI for rental units, or 80% of King 
County AMI for owner-occupied units.



AFFORDABLE HOUSING PROGRAM STRUCTURE ALTERNATIVES

Required Ground Floor 
Active Use

Base Height 
(allowed by right)

Maximum 
Allowed Height

Commercial Use Residential Use (Market Rate)

Housing 
Units with 

Single 
Required 

Affordable 
%

Ground Floor Active Use/Form

OPTION 1

SINGLE INCLUSIONARY REQUIREMENT 

APPLIED TO ALL NEW RESIDENTIAL UNITS 

(Higher than existing 10% standard)

Residential Use (Affordable)

Housing 
Units with 

BASE
Required 

Affordable 
%

Housing 
Units with 
BONUS

Required 
Affordable 

%

OPTION 2

BASE INCLUSIONARY REQUIREMENT AT 

10% + BONUS INCLUSIONARY 

REQUIREMENT AT HIGHER %

Illustration showing rough of 20% inclusionary requirement for 
ALL residential units

Illustration showing example of a 10% inclusionary requirement 
below the base height, and a 20% inclusionary requirements for 
all units above the base height



AFFORDABLE HOUSING: ALTERNATIVE AFFORDABILITY LEVEL OPTION

Optional Affordability Level Alternative (Sliding Scale Option)

*Units may be 
provided to 
households making 
higher income levels, 
and % of total 
affordable units in 
development 
increases accordingly

Maximum Allowed Height for Zone
Affordability Level (as % of King County AMI) Minimum Percent of Affordable Housing Units Required

Less than 65’
60% - 80% Increases above base requirement

65’ to 85’
60% - 80% Increases above base requirement

Above 85’ 60% - 80%
Increases above base requirement

Unit Size 50% 60% 70% 80%

0 Bedrooms $1,132 $1,359 $1,585 $1,668

1 Bedroom $1,213 $1,456 $1,699 $1,787

2 Bedrooms $1,456 $1,747 $2,038 $2,145

Maximum RENTS for Projects Based on Unit Size 
(King County 2022 Income and Rent Limits)



Station Area Phase 2 Timeline

Phase 1 Adoption

[June 2022]

PAO: Public 
Hearing 

[November 
2022]

Phase 2 Code 
Amendments: 
Public Hearing 

[February 2023]

City 
Council 
Briefing 

[March 2023]

Affordable Housing 
Requirements: PC 

Study Session/Public 
Hearing [April/May 2023]

Phase 2 
Adoption 
[May/June 

2023]

Phase 2 FBC Development

Affordable Housing Requirements Development & Stakeholder 

Engagement

WE ARE HERE
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Upcoming Meetings

April 27, 2023: PC Study Session on Affordable Housing Requirements

May 2023 (date TBD): Public Hearing on Affordable Housing Requirements

May/June 2023: City Council Phase 2 Adoption

How to Participate
Learn more at www.kirklandwa.gov/stationareaplan

Provide public testimony at the upcoming public hearing on affordable 
housing requirements

Email City Council and/or Planning Commission

http://www.kirklandwa.gov/stationareaplan

