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AGENDA 
South Marymoor Subarea Committee Meeting 
July 28, 2015 
8:00 am – 10:00 am 
Redmond City Hall, Council Conference Room (located on 1st floor, opposite Council Chambers) 
Meeting Purpose/Goals:  Discuss and consider land use/zoning transition strategies 

Attendees:  

Staff: Kimberly Dietz, Jeff Churchill 

Please read: Meeting Summary and Marymoor Subarea Infrastructure Planning Study 

Please bring: 
South Marymoor Committee Principles and South Marymoor Subarea Transition 
Strategies Analysis Worksheet, Resolution 1415 
(staff will provide instructions for accessing online meeting recordings) 

8:00 am –  
8:10  

Welcome, Agenda Review,  
Approval of Meeting Summaries:  April and May 

8:10 – 
8:20 

Public Comments 

8:20 –  
8:30 

Report from South Marymoor Infrastructure Study 
Proposed community engagement in collaboration with Committee:  October 21 

 

8:30 –  
8:35 

Overview of Transition Analysis 
Kim Dietz and Jeff Churchill brief overview regarding transition strategies exercise 

8:35 –  
8:45  

Break – Option to incorporate into agenda item below 

8:45 -  
9:45 

Land Use and Zoning Transition Strategies 
Analysis via context of Committee Principles 

• Phased Redevelopment 
• Transition Zones 
• Performance Zoning 
• Transitional Uses 
• Use of Buffers 
• Overlay Zoning 

9:45 –  
9:55 

Additional Public Comments 

Time available if needed 

9:55 –  
10:00 am 

Next Steps and Adjourn 

• August meeting on 8/18 
• September and October doodle survey 

Initial follow up items in preparation for next Committee meeting: 

Continue reading the South Marymoor Subarea Transition Strategies report and Committee Principles.  Consider 
preferred transition strategies. 
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SUMMARY 
South Marymoor Subarea Committee Meeting 
May 19, 2015 
8:00 am – 10:00 am 
Redmond City Hall, City Council Chambers (located on 1st floor) 
Meeting Purpose/Goals:  Learn about binding site plans and examples of land use/zoning transition.  
Begin discussions regarding transition strategies. 

Attendees: B. Hill (Chair), B. Klahr (Vice-Chair), J. Reed, M. White-Cusack, S. Evans, W. Klahr, D. 
Hill, S. Brewer, K. Osborne 

Staff: Kimberly Dietz, Jeff Churchill 

8:00 am –  
8:10  

Welcome, Agenda Review, Approval of Meeting Summary  

April 14, 2015 Committee meeting minutes approved. 

8:10 – 
8:20 

Public Comments 

No public comments 

8:25 --  
8:35  

Committee Principles 
Finalize previous committee work 

Principle #9 – Question regarding definition of “useful” concerning economic life.  Staff 
noted this language reflects the language used in Resolution 1415. 
Principle #8 – Question regarding interpretation of “vitality”.  Staff noted stemming from 
Resolution 1415. 
Additional questions included timing of change, nonconformity, and difference between 
encouraging employment versus allowing continued economic vitality. 
Changes recommended and approved by the Committee to: 
Principle #4 – Replace “nearest” with “near”. 
Principle #6 – Strike “specific”. 

8:35 –  
9:00  

How Property Encumbrances Affect Redevelopment 
Steve Fischer, Manager of Development Services and Debby Wilson, City’s Real 
Property Manager will discuss their experiences with property encumbrances and 
binding site plans.   

• Steve Fischer and Debby Wilson presented to the Committee and addressed 
the primary questions the Committee asked at its April 14, 2015 meeting. 

• Discussion included: 
o CC&Rs sometimes say that an area is for “utility purposes” but don’t 

convey property rights . 
o Debby explained Downtown example: removing a City-owned lot to 

add to the DT park and how City needs to keep other property owners 
whole. 

o How does partial vacation process play out?  Everyone has to agree. 
o Acknowledgement that it could take a while for market conditions to 

change such that property owners would want to sell or redevelop 
together. 

o Recommended next step would be for committee to talk, seek 
additional information, etc.  

o City should anticipate obstacles from BSPs, etc. and look for 
approaches that work given those conditions. 
 

9:00 –  
9:05  

Break 

9:05 –  
9:55 am 

Land Use and Zoning Transition 
Eric Crowell, Planning intern, presented his research on a variety of land use and 
zoning transition strategies.  His work includes several areas that experienced similar 
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conditions as the Marymoor subarea. 

• Due to limited time, discussion included: 
o Request to provide examples of cities that have similar conditions to 

South Marymoor; and 
o Additional information such as from Overlake Village regarding 

maintaining businesses and properties 

9:55 –  
10:00 am 

Next Steps and Adjourn 

The Committee re-confirmed use of Robert’s Rules of Order, per notes provided by P. 
Wood. 
Summer meetings – add June 16th to the Doodle poll 
Reacquaint with the Committee’s purpose. 

Committee members were asked to prepare for the next meeting by: 

Continuing to read the Transition Strategies report and including comments and questions in the document. 
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SUMMARY 
South Marymoor Subarea Committee Meeting 
June 16, 2015 
8:00 am – 10:00 am 
Redmond City Hall, Council Conference Room (located on 1st floor, opposite Council Chambers) 
Meeting Purpose/Goals:  Discuss and consider land use/zoning transition strategies 

Attendees: B. Hill, B. Klahr, P. Wood, S. Brewer, S. Evans, K. Osborne, D. Hill, J. Reed, M. Cusack, 
B. Phillips; Ryan Coleman and Steve Fields 

Staff: Kimberly Dietz, Lori Peckol 

8:00 am –  
8:10  

Welcome, Agenda Review, Approval of Meeting Summary  

Note need to approve May 19, 2015 meeting minutes at July meeting. 

8:10 – 
8:20 

Public Comments 

R. Coleman noted he was attending from Triad Associates and had been retained by 
property owners to understand the zoning and transition work.  Has a background in 
urban planning, development agreements, and work with the City of Sammamish 
Planning Commission. 
S. Fields noted his attendance and running for the seat of Mayor, City of Redmond. 

8:20 –  
8:30 

Economics of Transition 
J. Reed and P. Wood presented and discussed with Committee members aspects 
of economic transition.  Information provided described market conditions and 
property conditions such that may not be currently possible for development at the 
density recommended.  References made to South Lake Union, Bel-Red, Group 
Health site, and the Spring District.  Other aspects included need for a gridded 
street network. 
B. Phillips also noted interest from business sectors for maintaining flex/transitional 
buildings for long term employment.   
Also discussed was the aspect of incubator spaces and heavy manufacturing. 
Concern about feasibility in re-developing incubator spaces. 
Noted condition changes anticipated in relation to light rail. 
B. Hill also requested reports from Infrastructure Study process.  Committee 
agreed to S. Evans and K. Stevens representing the subarea on the Infrastructure 
Study Stakeholder group and reporting monthly back to the Committee. 

 

8:40 –  
8:50 

Land Use and Zoning Transition Overview and Analysis 
Kim Dietz and Lori Peckol presented brief overview presentation regarding 
transition strategies as follow up to Eric Crowell’s May presentation. 

8:50 –  
9:00  

Break 

9:00 –  
9:25  

Land Use and Zoning Transition Overview and Analysis continued 
Continued from above. 
Committee questions have been reflected in updated Transition Strategy Analysis 
(see attached). 

9:25 -  
9:55 

Land Use and Zoning Transition Strategies 
Analysis via context of primary criteria 

• Phased Redevelopment 
o Committee members helped assess this transition strategy: 

 BSPs and complexities of 
covenants/agreements/restrictions prevent feasibility of 
this transition strategy 

 Would require obtaining consensus of all owners 
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 Size of subarea does not seem to make sense regarding 
this approach 

 Lack of infrastructure would also make infeasible 
 Fosters uncertainty for leasing and maintaining 

operations and structures 
o Benefits include: 

 If property owner interested, could act sooner 
 Heartland’s study could inform timing 

• Transition Zones – the Committee will return to this item at the July 28, 2015 
meeting. 

9:55 –  
10:00 am 

Next Steps and Adjourn 

• July meeting on 7/28 
• August meeting on 8/18 

Committee asked to prepare for July meeting by: 

Continuing to read the South Marymoor Subarea Transition Strategies report.  And, to consider remaining 
transition strategies:  Performance, Buffer, and Overlay Zoning. 
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Transition Strategy Benefits Concerns Notes Questions and Comments 

1. Performance Zoning 
– Performance zoning is a 
flexible regulatory approach 
that, rather than regulate use and 
activity, sets performance 
standards that businesses or 
developments must meet in 
order to comply. 

• Use regulations can be more flexible • Site, building and operational requirements for 
existing and new development  may need to be 
more stringent to meet performance standards  

• Likely to conflict with achieving the vision for this 
subarea since it is based on achieving development 
of residential land use over time    

• This and other transition strategies 
would include the need for an 
assessment of business operations, 
particularly if residential is sited 
immediately adjacent 

What types of changes in standards are 
envisioned under this option?   

Would like an example of how this has 
been applied in a similar area. 

How might more stringent standards 
affect the competitiveness of the 
subarea for business?  

What types of impacts in terms of time 
or cost might be anticipated with more 
stringent standards? 

Should residents be required to sign a 
document indicating that they are aware 
of potential impacts such as noise, 
etc…? 

2. Transition Zones – 
Transition zones employ land 
use and zoning to provide 
transition between uses that 
might not otherwise be 
compatible when siting adjacent 
to one another. 

• May support better compatibility between land uses 
of different intensities and types  

• Applicability to this subarea and support for the 
vision is not clear since vision is for development 
over time of residential uses at a roughly similar 
density.   Could be established as zones that are 
phased out over time though that can be difficult for 
property owners, businesses and the City.  

• Could require a great deal of space to effectively 
transition between uses of different intensities  

• Would require subdividing the subarea into 
additional and smaller zones. 

• Not clear that this supports principle of encouraging 
the reasonable expansion, modification, and re-
leasing of the existing properties over their useful 
economic life 
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Transition Strategy Benefits Concerns Notes Questions and Comments 

3. Transitional Uses – 
Transitional uses would 
establish code-based allowances 
for legal nonconforming uses. 

• Responsive to changing conditions (like in 
Overlake) 

• Flexible 

• Relatively easy to administer 

• Balances vision and economic realities  

• Potential to delay achieving the vision for this 
subarea  

• Intent is that transitional uses do not continue 
indefinitely and ultimately will become legal 
nonconforming uses; may be difficult to ensure that 
property owners and tenants are aware of this  

 • Concerned about the potential for a 
change in transitional status in the 
future. 

• Concern about current uses becoming 
nonconforming. 

• How could this option be implemented 
so that it supports the principle of 
encouraging the reasonable expansion, 
modification and releasing of the 
existing properties over their useful 
economic life? 

4. Phased 
Redevelopment – Phased 
redevelopment implements a 
plan for construction to occur in 
a linear manner, beginning in a 
portion of an area and then, over 
time, expanding away from the 
completed infill projects. 
 
(Preliminary Committee 
discussion, June 16, 2015) 

• Transition is orderly concerning uses and 
infrastructure 

• May support better compatibility between land uses 
of different intensities and types  

• Allows for action based on first property owner 
interest 

• Market variability 

• Unable to pre-determine order in which property 
owners are likely to propose redevelopment and if 
property owners want to retain their properties as 
they are, phased redevelopment would not proceed 

• Likely to be difficult to implement 

• Potential for moderate delay in achieving the vision 
for this subarea 

• Binding Site Plan and other agreements could 
prevent implementation ; requires consensus of all 
members of agreement; one member of the 
agreement could prevent dissolving the agreement 

• Size of subarea makes this segregation of properties 
more challenging 

• Linear form of redevelopment can be 
stopped/stalled by one property owner 

• Access and frontage, particularly regarding most 
internal properties, could prevent/significantly delay 
implementation 

• Amount of uncertainty could have negative impact 
on leasing, maintaining tenants, and predictability 
of rentals 

• Determine starting point(s) for the 
transition to take place or interest from 
owners to begin implementation 
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Transition Strategy Benefits Concerns Notes Questions and Comments 

5. Use of Buffers – 
Buffers tend not to have any 
sort of use attached to them–
they physically space and 
separate different uses from 
each other by utilizing 
landscaping, vegetative 
screening, and walls. 

• If buffers are established permanently, they could 
serve dual purposes such as for stormwater 
management and quality and as open space.  

• Improved land use compatibility 

• Enhanced neighborhood character 

• Market driven 

• Supports achieving the vision for this subarea 

• Provides opportunity for combining with other land 
use and zoning transition strategies 

• Buffers could be perceived by people who live or 
work in the area as permanent 

• Achieving appropriate buffer size and depth to be 
effective while balancing space needs with other 
needs for space   

• Could be less attractive to property owner / 
developer 

• Implementing temporary buffers, while possible, 
could be challenging 

• Consideration for sites to implement 
permanent buffers 

Would like to see examples of this 
option as applied. 

6. Overlay Zoning – 
Overlay zoning is a portion of 
an underlying zone where 
additional zoning rules or 
allowances are provided on top 
of the existing zoning 
regulations in the area. 

• Relatively easy to administer 

• Market driven 

• Likely to delay achieving the vision for this subarea 

• Increased potential for land use conflicts  and 
associated complaints  

• Likely would be difficult to achieve a cohesive and 
attractive neighborhood  consistent with the vision  

• Addition of residential to current 
allowed uses 

How might this option be implemented?  
Anticipated timing and impacts? 
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