
Council Meeting Date: April 26, 2006
Agenda Item: IV.
GROWTH MANAGEMENT PLANNING COUNCIL AGENDA ITEM

KING COUNTY, WASHINGTON

AGENDA TITLE:    Designating Overlake as an Urban Center


PRESENTED BY:    Rosemarie Ives, Mayor, City of Redmond


EXECUTIVE SUMMARY

The City of Redmond requests that the Countywide Planning Policies designate Redmond Overlake as an Urban Center.  This would involve amending Countywide Planning Policy LU-51 to remove Overlake from the list of Manufacturing/Industrial Centers, and including Redmond Overlake in the list of Urban Centers in Countywide Policy LU-39.  

Redmond requests this change for the following reasons: 

1. The urban center designation better reflects Redmond’s adopted vision, policies and zoning for the Overlake Center.  Redmond’s adopted vision for the Overlake Center is for not only a job center but also for an attractive place to live and recreate.  The vision is for a concentrated, mixed use development pattern and excellent urban design that better enable people to walk, bicycle, or use transit to get from home to work and other destinations.    

2. The urban center designation better enables Redmond to communicate this vision.  Much of the proposed urban center is designated as a Manufacturing/Industrial Center and is recognized regionally as a place for focused growth.  However, it is not widely known within the development community that the adopted policies and zoning for this area provide for infill and redevelopment in the shopping center portion of Overlake in the form of mixed use and residential development.  Changing the type of center designation to one that clearly includes housing is an important step in Redmond’s strategy to communicate this goal.

3. The Manufacturing/Industrial Center designation is not entirely consistent with the adopted vision and policies for this area.   Regional policies describe MICs as places of land-intensive manufacturing and industrial activities with good access to transportation.  Manufacturing/ industrial centers are not intended to be locations for housing.  Overlake is very different in nature from the Duwamish, North Tukwila, or the Kent Industrial area.

4. The urban center designation for Overlake could increase competitiveness for transportation funds and infrastructure commitments.  While Urban and Manufacturing/Industrial Centers both receive priority for regional transportation funds, they are judged on different criteria.  

The Puget Sound Regional Council’s regional project evaluation criteria and point system are based on the type of center.  Transportation projects within MICs are judged on their ability to move freight, decrease reliance on single-occupancy trips, and benefit a large number of people.  These criteria make sense for areas that are truly industrial and have an important role in goods movement.  Proposed projects in urban centers are rated on their ability to alleviate existing traffic problems or avoid new ones, improve access to and circulation within a center, and implement transportation projects identified in an adopted plan.  The urban center criteria are much more relevant to a mixed-use area like Overlake that depends on mobility for employers, residents, and customers.

BACKGROUND

When jurisdictions in King County initially designated urban centers in 1992, Redmond decided to pursue an urban center designation for Overlake.  Subsequently, the City withdrew the nomination.  The primary reason was that the proposed center as configured did not contain enough zoning capacity for residential development to qualify as an urban center.  Nevertheless, a consensus emerged that Overlake was, and is today, a vibrant economic center on the Eastside.  As such, it was in 1994 designated an Advanced Technology Center, a specific kind of Manufacturing Industrial Center.  

Since 1994, Overlake has evolved beyond its original designation as an employment center.  In the late 1990s, with the City of Bellevue’s participation, Redmond updated the Overlake neighborhood plan to include the residential uses and intensities associated with the urban center policies in the Countywide Planning Policies.  That was concluded and adopted in 1999 concurrent with a SEPA Planned Action for Overlake.   

The Redmond City Council adopted a Comprehensive Plan amendment on March 7, 2006 to designate Overlake as an Urban Center (see attached map).   The Overlake Urban Center combines two long standing regional and Redmond Comprehensive Plan designations: the Manufacturing/Industrial Center (319 acres) and the Activity Area (173 acres) in the southern portion of the neighborhood.  Together with adjacent multi-family areas (20 acres), this would result in an urban center of 512 acres.   

During the past 10 years, the City of Redmond, the private sector, and the region have demonstrated their commitment to Overlake as a center of mixed use urban activity.  Major milestones include:

· Construction of close to 3 million square feet of commercial floor area since 1995, with an estimated increase in employment of 21,000 over that time.

· Completion of the Village at Overlake Station, transforming a King County Metro park and ride lot into a transit oriented development with more than 300 multi-family residences that are affordable to households earning 60 percent or less of the King County median income. 

· Completion of Sound Transit's Overlake Transit Center at NE 40th Street through a funding partnership between Sound Transit, the Federal Transit Administration, King County Metro, Redmond, and Microsoft.  The Transit Center provides a hub for roughly 2,000 passengers a day.   

· Completion or full funding for more than $12 million in additional transportation improvements.  

· Continued operation of Microsoft Corp’s van fleet, which is the largest private system in the State of Washington, transporting employees between the NE 40th Transit Center and the company offices. 

· Completion of a development agreement with Microsoft Corp. which will involve the addition of 1.9 million square feet of commercial floor area and approximately 10,000 to 12,000 employees in the Overlake area over the next several years.

The urban center designation will help Overlake to develop as the kind of place that Redmond’s Comprehensive Plan envisions: a vibrant employment and commercial center, serving and supported by existing and new moderate- and high-density residences, with convenient opportunities to walk, bicycle, or use transit to get from home to work and other destinations.   

The following Countywide Planning Policies are applicable

Evaluation Criteria:  Countywide Planning Policy LU-39 describes the criteria used to evaluate urban center nominations and lists the centers confirmed to date by the GMPC.  The criteria speak to a proposed center’s location in the region, the total number of centers that can be realized, and the jurisdiction’s type and level of commitment to achieving center goals. 

Overlake is well positioned within the regional transportation network, adjacent to SR-520 and within 3 miles of I-405.   It supports extension of high capacity transit across Lake Washington on both I-90 and SR 520 with service to urban centers in Downtown Bellevue, Overlake and Downtown Redmond. 

Overlake is recognized regionally as a growth center and when compared to urban centers in King County, is second for total employment only to three Seattle urban centers:  Downtown, 1st Hill/Capitol Hill, and University District (based on King Count 2005 Benchmarks Report).  In terms of existing multi-family dwellings, Overlake compares favorably to a number of the designated urban centers in the central Puget Sound region.  

Redmond’s City Council made the decision to encourage residential and mixed use development in the Overlake shopping center area several years ago as part of the 1999 Overlake Neighborhood Plan update, and the policies, zoning and development standards have long been in place to implement this decision.   Redmond’s policies identify Overlake as one of the City’s two centers for focused growth and a priority for transportation and other public investments.

Included among the criteria in Countywide Planning Policy LU-40 are the provisions that each urban center be no greater in size than 1.5 square miles and have planned land uses to accommodate:

•
A minimum of 15,000 jobs within one-half mile of a transit center; 

•
At a minimum, an average of 50 employees per gross acre; and 

•
At a minimum, an average of 15 households per gross acre. 

Redmond’s zoning for the proposed Overlake Urban Center, which was adopted in 1999, provides the capacity to meet all of these criteria.  In addition, the Overlake Urban Center has already achieved the first two criteria.

As of 2004, an estimated 36,600
 people worked within the proposed Overlake Urban Center, which equates to 72 jobs per gross acre.  Under the Microsoft Development Agreement, an additional 1.5 million square feet of commercial floor area (net) will be constructed east of SR 520 within the Overlake Urban Center.  With this development, the number of people working in the Overlake Center is expected to reach 44,800 by 2022, or 87 jobs per gross acre.

As of 2005, the Overlake Urban Center contained nearly 770 dwelling units.   However as noted above, Redmond has the capacity under current zoning to accommodate the urban center criteria of 15 households per acre and has based its adopted growth targets on increasing the amount of housing in this area to nearly 2,300 dwellings by 2022. This equates to a density of 4.4 dwellings per gross acre on average.  This is three times the current density and within the range of long-range densities planned for other designated urban centers in the central Puget Sound region.  

Redmond’s goals are for a pace and variety of residential development in the Overlake Urban Center significantly greater than recent trends.  As part of the City’s strategy to reach this goal, staff worked with NewHomeTrends to complete a residential market analysis, met with a number of people who own property or work in the area, and met with brokers and developers.   The key product of this initiative will be an implementation strategy and master plan for the Overlake Urban Center to guide infill development, urban design, and transportation and other public improvements.  City Council action on the implementation strategy is scheduled for Fall 2007. 

Planning and Support for Transit and Other Alternatives to Driving Alone:  

Countywide Planning Policies LU-42, LU-43, LU-44 and LU-46 pertain to the goal of achieving transit-friendly urban centers complete with high capacity transit.  The proposed Overlake Urban Center includes a transit center at SR 520 and NE 40th Street and at 152nd Avenue NE and NE 26th Street.  METRO, Sound Transit and Community Transit provide service to the area via these transit centers. 

Sound Transit’s long range plan identifies a fixed-guideway transit system extending across Lake Washington on both I-90 and SR 520 with connections to Bellevue, Overlake and Downtown Redmond.  For purposes of the initial Phase 2 financial analysis, Sound Transit is using a representative alignment that includes the I-90 crossing and then through Bellevue to Overlake and to Downtown Redmond.  Within Overlake, the representative alignment extends along 152nd Avenue NE and SR 520, with stations at or in the vicinity of the existing Overlake transit centers.  These station locations would reinforce the vision for mixed-use development in the area, significantly improve travel options for people who work or live in the area, and help spur redevelopment in the Overlake shopping center area.

Countywide Planning Policy LU-43 requires that rights-of-way be maintained for potential high-capacity transit stations in the hubs of urban centers.  Redmond fully supports and encourages the arrival of high capacity transit to the area, as evidenced by Redmond’s Comprehensive Plan policies TR-29 through TR-30 (provided below).

Redmond has a strong Commute Trip Reduction program.  Overlake includes 18 companies that are affected by the Commute Trip Reduction (CTR) law, and they are already achieving the City’s goal for use of modes other than driving alone.  Currently, 25 percent of people who work for these employers use modes other than driving alone, which is on track to meet the 2012 goal of 30 percent non-single occupant vehicle (SOV).  Employers use a variety of methods to improve the non-SOV mode share including private shuttles, reserved parking for carpools and vanpools, transit and vanpool subsidies, bicycle parking and flexible work schedules.  

Finally, the City’s Transportation Master Plan provides clear direction and standards for improving the environment for pedestrians and bicyclists accessing the Overlake Urban Center.   The TMP also sets out the strategy for funding these improvements and for monitoring progress.

Promoting Growth within Centers:   Countywide Planning Policy LU-45 lists several strategies for encouraging growth within urban centers.  Of the seven, improved mobility, achieving target housing density, and mix of uses are discussed above.  Redmond’s Comprehensive Plan, development standards, and capital improvement plans address a number of the other strategies listed in CPP LU-45.  The City’s policies and standards emphasize the importance of designing buildings and sites to not only be attractive but also to encourage walking and bicycling.   Redmond’s Plan also recognizes that providing open spaces and recreational opportunities within the Overlake shopping area is a high priority.  Finally, Redmond has also worked closely with Bellevue through the Bel-Red Overlake Transportation Study (BROTS) in order to identify and implement needed transportation improvements to improve mobility in the Overlake area.  

The following Redmond Comprehensive Plan policies are applicable:

FW-24
Support the Overlake Urban Center as a focus for high technology and other employment located within a vibrant urban setting that provides opportunities to live, shop and recreate close to workplaces.   Make public and private investments that reinforce the desired character and increase the attractiveness of the Overlake Urban Center as a place in which to walk, bicycle and use transit. 

FW-25
Ensure that development and investments in the Overlake Urban Center address transportation issues of concern to both Redmond and Bellevue, help to retain the character of nearby residential neighborhoods, and enhance a green character within the area through addition of parks, street trees and landscaping as well as retention of significant trees and other natural features.

Land Use Policies

LU-43
Designate Redmond’s Downtown and the Overlake Center as Urban Centers under the Countywide Planning Policies and recognize these areas as such in all relevant local, regional policy, planning and programming forums.  Through plans and implementation strategies, encourage and accommodate focused office, retail, and housing growth and a broad array of complementary land uses.  Also, emphasize support for transit use, pedestrians, and bicycling.  

LU-44
Leverage local, regional, state and federal agency funding for needed public facilities and services within Redmond’s Urban Centers.  Give priority to these Centers for transit service and improvements, as well as for other transportation projects that will increase mobility to, from, and within these Urban Centers.  

LU-45
Establish development standards, including level of service standards, impact fees, and public facility plans and funding strategies, to encourage development within Redmond’s Urban Centers.  Periodically review development within these areas to identify and resolve barriers to efficient and predictable permitting.   Consider City preparation of SEPA review if issues can be addressed on an area-wide basis to resolve barriers.  

CF-13 
Use capital facilities to attract growth to centers by:

· Giving priority to funding for public facilities and services within the Downtown Redmond and Overlake Urban Centers;
· Creating a mechanism to provide ongoing capital funds for Redmond’s Urban Centers;  and

· Prioritizing projects outside these Urban Centers that will increase mobility to and from the Centers.  

TR-29
Participate in the planning and development of an efficient, timely, and effective regional high capacity transit system that is competitive with the single-occupant vehicle.  Plan for the extension of high capacity transit to the Eastside and to Overlake, Downtown Redmond, and SE Redmond as part of Sound Transit Phase 2, or any successor plan. 

TR-30
Support high capacity transit service and support facilities for Redmond that:

· Provide service to Overlake, Downtown Redmond, and SE Redmond that is located to ensure efficient, timely, and effective service, within a high capacity transit alignment located mainly in the SR 520 freeway corridor;

· Locate high capacity transit stations in Overlake, Downtown Redmond, and SE Redmond; and 

· Achieve higher bus transit service levels to and within Redmond’s two Centers, providing connections to the high capacity transit stations.

Summary of Applicable Overlake Neighborhood Policies 

OV-9, 11
Promote redevelopment of the retail commercial and mixed-use area in a manner that encourages people to live in the area, in addition to working and shopping there.  Redevelopment should make this area more functional and attractive, and encourage walking, bicycling, carpooling, and other alternatives to driving alone. 

OV-14, 16
Provide incentives through height and FAR regulations to encourage housing in mixed use projects.  Monitor the number of housing units produced in Overlake and the effectiveness of City regulations and incentives in achieving housing objectives.   Change strategies or develop new ones if housing goals are not being achieved.

OV-13, 37
Reinforce the desired character for Overlake through public investments such as street improvements, landscaping, street trees, bikeways and walkways, and creation of a park system. 

Redmond’s Transportation Master Plan, Chapter 9, Three-Year Priority Action Plan 

Evaluate the Overlake transportation network as part of the Overlake Center Study.  Assess what transportation facilities will be required to support a mixed use development pattern.   Include the following transportation components as part of the evaluation:

· Street network, including how to provide internal circulation and access to retail businesses

· Pedestrian environment, including priorities for improvements to create an environment that is at least pedestrian supportive and in certain locations, is a place that is truly a draw for pedestrians due to the area’s character and amenities 

· Future transit service and operation characteristics, including station areas and routes

· Parking management strategies, including shared parking, transit access parking, opportunities for on-street parking, the potential for paid public parking, and updated enforcement systems

Staff Recommendation:

No action is necessary at the April 26th meeting.  Direct staff to prepare an amendment and motion and schedule this item for adoption at the next GMPC meeting. 

� Source:  Puget Sound Regional Council employment estimates






