
 
 
 
May 30, 2013 
 
APA/PAW Awards Committee 
Washington APA Office 
603 Stewart Street, Suite 610 
Seattle, WA 98101 
 
Dear APA/PAW Awards Committee: 
 
RE: APA/PAW 2013 Joint Awards Program Submittal 
 
Enclosed is a submittal by the City of Kirkland for an APA/PAW 2013 Joint Award along 
with the submittal fee of $150.00.  
 
Please let me know if you have any questions or need additional information. I can be 
reached at (425) 587-3249 or dcollins@kirklandwa.gov.   
 
Sincerely, 
 
 
Dorian Collins, AICP 
Senior Planner  
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Kelly Larimer, Awards Co-Chair
George Steirer, Awards Co-Chair
APA/PAW Awards Committee
Washington APA Office
603 Stewart St., Suite 610
Seattle, WA  98101

Dear Ms. Larimer and Mr. Steirer:

SUBJECT: SUBMITTAL FOR THE APA/PAW 2013 JOINT AWARDS PROGRAM –
IMPLEMENTATION CATEGORY
SOUTH KIRKLAND PARK AND RIDE TRANSIT-ORIENTED DEVELOPMENT

We are very pleased to submit the Transit Oriented Development Project at the South Kirkland 
Park and Ride for nomination of an APA/PAW 2013 Joint Award.  We believe the TOD project 
embodies the program goals, providing an outstanding example of an innovative solution to 
addressing complex needs across jurisdictional boundaries.

Required information requested for the nomination is provided below:

Contact Person: Dorian Collins, Senior Planner
City of Kirkland Planning and Community Development
123-5th Ave, Kirkland, WA 98033
Telephone: 425-587-3249, Fax: 425-587-3232
dcollins@kirklandwa.gov.

Nominee and Category of Submission: City of Kirkland for the Implementation category.

This letter provides:

a. A summary of the scope of the project, the time period of its preparation and key 
participants

b. An explanation of why the nomination is unique and significant, including the role the 
City of Kirkland and others played in the project.

c. A description of how and to what extent the plan for transit-oriented development and 
the resulting project has been successfully implemented, and the extent of private and 
public involvement.

a. Summary of Scope:  The South Kirkland Park and Ride (SKPR) Transit-Oriented 
Development (TOD) project is currently under construction.  Kirkland adopted
policies, zoning regulations and design guidelines to support a TOD, requiring 
coordination with Bellevue and King County. Project development, approved in 2012
and 2013, involves Polygon Northwest, Imagine Housing and ARCH.

b. Why Project is Unique:  The project faced unusual challenges due to several factors:  
1) the boundary between Kirkland and Bellevue that bisected the property 2) varied 
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land use policies and zoning regulations between jurisdictions; 3) Federal funding 
requirements for expansion of the park and ride, 4) objectives established by 
Kirkland’s Comprehensive Plan mandating a significant share of affordable housing in 
TOD, and 5) physical characteristics, including a designated critical area within 
Bellevue and location at both the gateway to Kirkland and Bellevue. 

The project is a 10-year effort resulting in a model for planning in the region, 
exemplifying successful coordination between multiple jurisdictions.  The 
development provides local and regional benefits through taking cars off roads by 
expanding the park and ride by about 250 spaces, and increasing transit ridership.  
The development will be a catalyst for new economic development and housing 
opportunities in the evolving Lakeview Business District.  The TOD will be built 
according to the Built Green and Evergreen protocols.  It will be a livable and diverse 
community with affordable housing close to transit and services with enhanced bike 
and pedestrian access to the city’s business district and regional destinations via the 
Cross Kirkland Corridor.  

Nominee:  City of Kirkland – Policy and regulatory study and approval, project 
coordination with all parties, project review and approval, and public involvement 
activities.  
King County Metro Transit:  Property owner and Park and Ride operator.  
Conceptual project development, coordination with all parties.  Led RFP process 
and selection of development team.
City of Bellevue – Project review and approval, public involvement activities 
Polygon Northwest – Developer, market-rate residential units
Weber Thompson Architects with Polygon Northwest
Imagine Housing – Non-profit housing developer
SRM Architects for Imagine Housing
A Regional Coalition for Housing (ARCH) – support to Cities and County in policy 
and regulatory development, guidance and funding support for affordable 
housing

c. Implementation and Public/Private Involvement: The SKPR TOD is a complex but 
innovative approach to development that was achieved through a public-private 
partnership involving King County, Kirkland, Bellevue, ARCH, private and non-profit 
housing developers and state and federal funding. In the true sense of a TOD, the 
project will create a compact, mixed use community that incorporates high design 
standards, sustainable development and multi-modal transportation connections to 
transit and trails.

Implementation began with the preparation of zoning regulations and design 
guidelines for the SKPR site, to implement the 2009 Comprehensive Plan policies 
adopted in support of TOD at this location.  Mutual principles to guide this phase 
were agreed to by the Councils of Kirkland, King County and Bellevue.  See the 
“Draft Decision and Implementation Process” chart, attached.

Public outreach for the SKPR code amendments followed in the form of a series of 
public workshops hosted by Kirkland but facilitated by Kirkland, King County and 
Bellevue.  This occurred during the first half of 2011.  Study sessions and public 
hearings occurred concurrently, and draft regulations were considered by the 
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Kirkland Planning Commission, Houghton Community Council and the Kirkland City 
Council.

Following adoption of regulations and guidelines, King County, in coordination with 
Kirkland and Bellevue developed a Request for Proposals for project development.  
Representatives from all jurisdictions participated in developer selection. The 
Polygon Northwest team was selected.

Permit and design review in both Kirkland and Bellevue followed, and the project 
received approval to move forward. (See graphics illustrating the SKPR TOD project, 
attached).  

The construction status of the SKPR TOD project is as follows:

King County Metro Park and Ride Expansion:
530 stall, 3 story parking garage for Park and Ride
Renovation of parking lot and transit loading area
Opening:  Summer 2013

Residential development over shared subterranean parking garage:
186 market rate units
58 affordable units
Completion:  2014

In addition to the information provided in this letter, our nomination submittal includes:

A. A complete description of the project.
B. An explanation of how the nomination meets the awards criteria
C. Letters of support from:

a. Joan McBride, Mayor of Kirkland
b. Jane Hague, Councilmember, King County Council, District 6
c. Eric Evans, Director of Housing Development, Imagine Housing
d. Susan Busch, Architect and Kirkland citizen

D. The name of the agency to be listed on the award plaque and certificates.
E. A check for $150.00 for the award application fee.

If you have any questions about the submittal, please contact Dorian Collins of my department 
at (425) 587-3249.  

Sincerely,

Paul Stewart, AICP
Deputy Planning Director

Attachments:
Draft Decision and Implementation Process Chart
Project Graphics (5 pages)
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King County Bellevue

2009

City Council and Houghton
Community Council Adopted TOD
in Comp Plan

2010
Lakeview and Houghton
Neighborhood Planning Processes Development of Conceptual Plan

November
Principles to Housing
Subcommittee and HCC

Principles to City Council for
Endorsement

Principles to King County for
Endorsement

Develop zoning regulation
framework

Development of Mutual Objectives and Principles

Kirkland

City of Kirkland
South Kirkland Park and Ride

Draft Decision and Implementation Process

Yarrow
Bay
Business
District
Planning

framework

December
1st Joint Meeting Planning Comm.
and HCC

Planning Commission Review of
TOD zoning framework.

Principles to City Council for
Endorsement

2011 January
Public Outreach Activities for
Zoning and Design Regulations

Begin Devleopment of RFP for
Project

2nd Joint Meeting Planning
Comm. and HCC

February Draft Regulations Developed

Feb/Mar

Joint Public Hearing on Draft
Zoning Regulations with Planning
Commission and Houghton
Community Council

Planning Commission
Recommendation on Proposed
Zoning

Yarrow
Bay
Business
District
Planning

Attachment 5 B

Zoning

March City Council Action on Zoning

March/April HCC Action on Zoning
RFP Development Continues with
Adopted Zoning

Spring
City of Kirkland Review of Draft
RFP < Draft RFP Completed > City of Bellevue Review of Draft RFP

Final RFP Developed and
Advertised

City conducts zoning and design
permit process (TBD)

Project Developer Chosen zoning
application

Plan Review < Development of Building Plan

2012 Permit Issuance

Inspection

Decision: What zoning
regulations should apply to the
South Kirkland TOD

Decision: What elements and
criteria should be included in the
RFP?

Decision: Does the City of Bellevue
agree with the mutual objectives?

Yarrow
Bay
Business
District
Planning

Attachment B

Decision Makers: City Council
and HCC

Decision Maker: King County Decision Maker: Bellevue City
Council

Stakeholders: Stakeholders: Stakeholders:
Lakeview residents Lakeview residents King County
Lakeview businesses Lakeview businesses ARCH
Houghton residents Houghton residents Bellevue residents
Houghton Businesses Houghton Businesses Bellevue businesses
City of Bellevue City of Bellevue City of Kirkland
Cascade Land Conservancy Cascade Land Conservancy Houghton Comm. Council
King County King County
Developers Developers
ARCH ARCH
Bellevue businesses Bellevue businesses
All Kirkland Residents City of Kirkland
Affordable housing advocates Houghton Comm. Council

Affordable housing advocates

Attachment 5 to Staff Memo
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Project Description:

The King County Metro South Kirkland Park and Ride (SKPR) Transit-Oriented Development 
(TOD) project is located on a seven-acre property which straddles the boundary between 
Kirkland and Bellevue at Kirkland’s southernmost end. King County will retain ownership of the 
Park and Ride garage and transit improvements.  Ownership of the remaining parcels will 
transfer to project partners Imagine Housing and Polygon Northwest following completion of 
the Park and Ride improvements.

The project represents the culmination of over ten years of work from vision to implementation 
involving extensive community participation, comprehensive plan and code amendments, 
selection of a developer and architects, design review, permit review, inter-local agreements 
and coordination between jurisdictions, King County and ARCH.  The project implements 
policies and regulations adopted in support of TOD at this location.  The construction now 
underway is transforming the surface Park and Ride lot into a large mixed income and mixed 
use residential and retail community, with completion expected by the end of 2014. 

The development includes expanded Park and Ride parking with a new three story 530 stall 
garage within the city of Bellevue and renovation of the existing parking lot and bus loading 
area by King County Metro. Within Kirkland, two buildings will provide 58 affordable units 
(Imagine Housing) and 186 market rate housing units (Polygon Northwest) above commercial 
uses and a parking garage. Project design includes green building techniques.  At completion, 
parking stalls at the site will increase from 603 to 850.

The TOD improves neighborhood pedestrian and bicycle connections, and, if financial resources 
become available, a pedestrian and bike connection will be made from the TOD to the Cross 
Kirkland Corridor directly to the east.  The connection to the Corridor will link the TOD to 
Downtown Kirkland, Totem Lake and regional bike routes to the north, east and south.

Compliance with Review Criteria

Outstanding application of planning principles

The SKPR TOD is a multi-jurisdictional, multi-modal, mixed income, mixed use community. The 
development provides a new model for incorporating a dense, compact transit-oriented 
development in a neighborhood business district, creating a diverse and lively community close 
to transit and services.  

The project is also an example of successful coordination between multiple jurisdictions, from 
the development of the TOD concept to policy review and regulatory implementation.  
Development application reviews were coordinated to occur concurrently with input from 
Bellevue and Kirkland.  Land use permits, utility services, right-of-way improvements, multiple 
permits and inspections required cross-jurisdictional coordination.  

The SKPR TOD was the subject of an AIA Forum article, “Bedrooms on the Bus Line” (included 
with this submittal), which describes the innovative process and outstanding application of 
planning principles used to create this unique project, and the many objectives it fulfills.
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Implementation of community values

The TOD implements the community values established by the Kirkland Comprehensive Plan for 
the SKPR site.  Values addressed include housing affordability, pedestrian and bike connections, 
effective use of transit, compatibility to the surrounding neighborhood and sustainability.

The development incorporates permanent affordable housing for individuals and families with 
incomes that range from 30% to 60% of the area median income.  A new network of 
pedestrian linkages, plazas, courts and sidewalks will anchor the community to the 
neighborhood and provide activities for residents and visitors to the site.  Pedestrian and bike 
connections will also link the TOD community to the Cross Kirkland Corridor to the east, 
downtown Kirkland and Totem Lake to the north and to the bike trail related to the SR 520 
expansion project to the south.  The addition of 244 new residential units and close to 250 new 
Park and Ride spaces will allow for greater use of transit at the site for commuters and 
residents.  The architecture and landscape elements will transition the lower scale residential 
fabric to the north with the larger commercial and mixed use projects surrounding the 520 
corridor.  Green building techniques incorporated throughout the development and buildings 
promote sustainability.

Contribution to specific planning technologies including emerging technologies such as 
wireless devices, web-based tools, permit review & tracking systems, etc.

Zoning regulations developed for transit-oriented development at the SKPR site establish green 
building standards for development.  The SKPR TOD project significantly exceeds the green 
building standards expected to be incorporated at the site, providing a new model for the 
application of these techniques in a complex, mixed-use development.

The market rate residential structure developed by Polygon will be developed according to Built 
Green standards.  The Imagine Housing building will be built according to the Evergreen 
Standard protocols, but will far exceed the expected standards.  Additional green building 
techniques include the use of geothermal wells to heat the affordable units, a green roof, and 
the placement of electric vehicle charging stations in the parking area.  

Furtherance of GMA

The TOD embodies the goals of growth management through:

providing density in an urban area
reducing sprawl though redevelopment of an underused Park and Ride property
providing for efficient multi-modal transportation systems
providing a significant number of permanent affordable housing units
serving as a catalyst for economic development within the evolving Yarrow Bay business 
district 
providing an extensive public outreach process which encouraged high citizen 
participation and
representing a model of close and successful coordination between multiple jurisdictions

Suitability of the solution to the problem or context
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The SKPR TOD implements and exceeds the objectives established by the City of Kirkland for 
the site.  Redevelopment of the Park and Ride is an efficient use of land by combining a transit 
facility with commercial uses, market and affordable housing in a mixed use community. 

Innovative and/or creative solution or project, and demonstration of applicability to 
other projects

The TOD project is a complex but innovative approach that was achieved through a public-
private partnership involving King County, two cities (Kirkland and Bellevue), A Regional 
Coalition for Housing (ARCH), private and non-profit housing developers and state and federal 
funding.  In the true sense of a TOD, the project will create a compact, mixed use community 
that incorporates high design standards, sustainable development standards and multi-modal 
transportation connections to transit and trails.

The success of the SKPR TOD in overcoming challenges and addressing community values has 
contributed to community acceptance and will help to support future use of similar properties in 
the city and region.

Difficulty of the problem or issue-addressed, overcoming project obstacles

The project faced unusual challenges due to several factors:  1) the boundary between Kirkland 
and Bellevue that bisected the property 2) varied land use policies and zoning regulations 
between jurisdictions; 3) Federal funding requirements for expansion of the park and ride, 4) 
objectives established by Kirkland’s Comprehensive Plan mandating a significant share of 
affordable housing in TOD, and 5) physical characteristics, including a designated critical area 
within Bellevue and location at both the gateway to Kirkland and Bellevue. 

Through very successful coordination from initial agreement about project objectives to permit 
review and inspections, the decision and implementation process across boundaries has been 
very smooth for all project partners.  

Efficient use of budget

An innovative mix of federal, state and local public and private financing methods were used to 
leverage the development of the project.  The project is financed by over $7 million from FTA 
and WSDOT, $1 million in Metro Transit funding, $10 million in tax credit financing, and other 
funding from multiple affordable housing partners.  Total public financing for the project 
exceeded $30 million.

13



AIASEATTLE.ORG | 714



8 | AIASEATTLE.ORG 15



AIASEATTLE.ORG | 916



10 | AIASEATTLE.ORG 17



123 Fifth Avenue • Kirkland, Washington 98033-6189 • 425.587.3000 • www.kirklandwa.gov

May 30, 2013

Kelly Larimer, Awards Co-Chair
George Steirer, Awards Co-Chair
APA/PAW Awards Committee
Washington APA Office
603 Stewart St., Suite 610
Seattle, WA  98101

Dear Ms. Larimer and Mr. Steirer:

RE: SUPPORT FOR NOMINATION FOR 2013 JOINT APA/PAW AWARD 
TRANSIT ORIENTED DEVELOPMENT PROJECT AT THE SOUTH KIRKLAND PARK AND RIDE

On behalf of the City of Kirkland, I am pleased to support The Transit Oriented Development Project 
at the South Kirkland Park and Ride as a nomination for the 2013 Joint APA/PAW Award. We are 
excited and proud to have the new TOD and expanded Park and Ride facility within the Cities of 
Kirkland and Bellevue. At completion, not only will the Park and Ride facility be expanded to allow 
for increased transit ridership, but a new urban infill neighborhood will be created that will provide a 
mix of affordable and market rate housing, businesses to serve residents and transit riders, new 
pedestrian linkages, open spaces for people to gather and a gateway to Kirkland and Bellevue.

I believe the TOD project embraces and implements the joint award program goals and approval 
criteria of the Washington Chapter of the American Planning Association and the Planning 
Association of Washington.  The project represents an outstanding application of planning principles 
by providing a multi-jurisdictional solution to the need for expansion to the park and ride facility 
resulting from increased demand with tolling on the SR 520 bridge and the need for housing, 
particularly affordable housing, close to transit.  The TOD addresses these needs in an innovative 
and creative mixed-income, mixed-use development.  The project incorporates high quality 
architecture and site design.  New pedestrian and bike connections at this critical juncture of two 
cities and adjacent to the Cross Kirkland Corridor will link the site’s residents and users to expanded 
multi-modal transportation opportunities. 

I endorse the submittal for the 2013 Joint Awards Program as a very successful implementation of 
community values expressed first in the City’s Comprehensive Plan, later through amendments to 
the Kirkland Zoning Code and Design Guidelines and finally through project development and 
approval.  The project is an innovative approach that was achieved through a public-private 
partnership involving King County, two cities (Kirkland and Bellevue), A Regional Coalition for 
Housing (ARCH), private and non-profit housing developers and state and federal funding.  The TOD 
was supported by a consortium of elected officials of the King County Council and the Cities of 
Bellevue and Kirkland.  I am very pleased to support the project’s nomination.

Sincerely,

Sincerely,
Joan McBride, Kirkland Mayor
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