
 
 
 
 

 
Memorandum 

 
To:  Planning Commission 
 
From:  Lori Peckol, AICP, Policy Planning Manager, 425-556-2411,  
  lpeckol@redmond.gov 
  Jeff Churchill, Senior Planner, 425-556-2492, jchurchill@redmond.gov   
  Kimberly Dietz, Senior Planner, 425-556-2415, kdietz@redmond.gov 
     
Date:   October 14, 2015 
 
Subject:  South Marymoor Subarea Committee, Marymoor Subarea Infrastructure 

Planning, and Overlake Village South Infrastructure Planning Updates 
  

MEETING PURPOSE 
• Staff update on planning initiatives in progress including the South Marymoor Subarea 

Committee, Marymoor Subarea Infrastructure Planning, and Overlake Village South 
Infrastructure Planning. 

• Learn Commissioners initial questions and interests.  Commission review of 
recommended amendments to the Comprehensive Plan and Zoning Code is anticipated 
during the second quarter 2016. 

INTRODUCTION/BACKGROUND 
This update covers two planning processes in progress in the Marymoor Subarea and one in 
Overlake Village. 

Marymoor Subarea 
The City Council adopted a major update to the Southeast Redmond Neighborhood Plan in 
October 2014. The Marymoor Subarea is part of the Southeast Redmond Neighborhood 
generally bounded by Marymoor Park, SR 520 and the East Lake Sammamish Trail. The vision 
for the Subarea, as set out in the Plan, is to transition over time to be a walkable, denser subarea 
that features opportunities for living, employment, community gathering, education, shopping 
and commuting to other Redmond and regional destinations. This subarea will be distinct from 
Downtown Redmond and Overlake because it will have its own identity informed by its unique 
context, and especially by the natural features in and around it, and it will be less dense then 
Redmond’s urban centers.  Redevelopment within the subarea would take place at the time when 
property owners decide to pursue redevelopment or sell for purpose of new development. 

As part of the neighborhood plan update the City Council recognized two specific needs for 
continued planning in the Marymoor Subarea: 1) developing land use transition strategies for the 
South Marymoor Subarea, and 2) developing an infrastructure plan for the entire subarea. The 
latter effort is also called-for in the Transportation Master Plan Three-year Action Plan and the 
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Council authorized a consultant agreement with HDR in June 2015 in order to carry-out large 
parts of the infrastructure study. 

Land Use Transition Strategies / South Marymoor Subarea Committee 
Purpose 
The City Council’s adoption of the Southeast Redmond Neighborhood Plan and Resolution 1415 
in March 2015 established the South Marymoor Subarea Committee.  This Committee is 
working toward advising the City regarding a land use transition strategy and associated Zoning 
Code amendments for the portion of the Marymoor Subarea south of NE 65th Street.   

The Committee comprises 10 members, having had one member step down due to relocation.  
Several of the members own property and businesses in the focus area, or represent those who 
do.  Their backgrounds span a wide variety of careers and disciplines, including real estate, 
construction, development including commercial and multi-family, business operations and 
management, and legal, financial, and community services. 

Progress 
The Committee began its work in March 2015 by selecting a chair and vice-chair, approving its 
working agreements and principles, approving its work plan and schedule, and learning about the 
subarea’s existing conditions and about aspects of land use and zoning transition.  The principles 
take into account the Southeast Redmond neighborhood vision and plan, the subarea vision and 
policies, and Resolution 1415. 

Members have been discussing several alternative approaches for transition regulation options 
including the following approaches that have been used in various locations across the nation: 

• Performance Zoning – Sets performance standards rather than use standards 
• Transition Zones – Use of land use and zoning to provide transition between uses  
• Transitional Uses – Code-based allowances for legal nonconforming uses 
• Phased Redevelopment – Plan for redevelopment to occur in a pre-determined and linear 

manner over time 
• Use of Buffers – Physical space separating different uses  
• Overlay Zoning – Additional zoning rules or allowances on top of the existing zoning 

Using its approved principles, the Committee will start to refine alternatives to one or more 
preliminary preferred transition approaches for neighborhood input. The preferred approach(es) 
could be a hybrid of multiple approaches. The principles serve as a framework for evaluating the 
land use and zoning transition approaches. 

Next Steps 
The Committee is continuing to discuss the alternative transition approaches and staff anticipates 
that the Committee will select one or more preliminary preferred transition approaches in 
October.  Staff also anticipates that Committee members will attend the October 21, 2015 open 
house for subarea infrastructure planning and potentially refine their preliminary preferred 
approach(es) based on what they learn.  

To gain additional perspective and to hear questions and concerns, the Committee will host a 
neighborhood engagement opportunity either later in 2015 or early in 2016.  This additional 
feedback will help the Committee refine its preferred transition strategy.   
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Staff will work with the Committee to prepare proposed transition regulations and to sync 
recommendations with the Marymoor Subarea Infrastructure Planning Study. Staff anticipates 
the Planning Commission beginning its review of proposed updates to the Zoning Code in 2016.   

Marymoor Subarea Infrastructure Planning Study 
Purpose and Desired Outcome 
The purpose of this study is to support the vision for the subarea by: 

• Creating an infrastructure plan that includes the types, conceptual design for, and 
conceptual locations of transportation, water/sewer, stormwater and park and trail 
infrastructure needed to serve future growth; and, 

• Developing a transit-oriented development strategy, affordable housing strategy, and 
other recommendations for development regulations that are aligned with infrastructure 
needs and implement the adopted vision. 

The desired outcome is an infrastructure plan and land use strategies, parts of which will be 
adopted into the Comprehensive Plan, functional plans and/or Zoning Code, as well as the 
Stormwater Technical Notebook and Standard Specifications and Details, that are consistent with 
the vision and that provide clear guidance to City staff, property owners, developers and 
neighbors as the City processes redevelopment applications and makes capital investment 
decisions. 

Progress 
To date the City, in consultation with a stakeholder group, has developed a preliminary draft 
transportation network, draft street cross sections, a draft menu of stormwater infiltration tools, 
and options for streetscape elements like lighting, paving and landscaping. Water and wastewater 
planning will begin once the preferred transportation network is confirmed. The stakeholder 
group comprises about two dozen property and building owners, business representatives, 
development consultants, South Marymoor Subarea Committee representatives and public 
agencies. City staff will host a community open house on October 21, 2015, 6-8pm at the 
Redmond campus of the Lake Washington Institute of Technology, to gain further input on the 
draft infrastructure plan components. 

Key drivers of the draft transportation network include the land-locked nature of the subarea and 
the future need to accommodate vehicle trips within and to/from the subarea, including to/from 
the future light rail station and 1,400-stall parking structure. Thus the draft transportation 
network focuses on providing adequate circulation and dispersing traffic onto multiple corridors. 
It also emphasizes good nonmotorized connections to/from Marymoor Park. 

The stormwater management strategy for the subarea emphasizes low impact development (LID) 
because the soils in this area are very favorable for LID, constructing a subarea-wide conveyance 
system would be logistically challenging and very costly, LID benefits local streams and the 
aquifer, and LID will soon be required where feasible under the terms of the City’s municipal 
stormwater permit. Most properties already infiltrate most stormwater – a key LID practice – and 
so emphasizing LID will be a continuation of the status quo for most properties. Stakeholders 
have expressed a desire to choose cost effective stormwater management strategies. 

Finally, City staff and stakeholders have been developing options for streetscape elements as 
noted above. Both staff and stakeholders appear to prefer streetscapes that feature soft edges, a 
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natural look, and a variety of colors. That is in contrast with Downtown’s more traditional main 
street look and Overlake Village’s contemporary look. Consistent with stakeholder input, staff 
will prioritize cost effectiveness and ease of maintenance in proposing specific street finishes. 

Next Steps 
The key next steps are to engage people in and near the subarea through traditional and 
electronic means, and then refine and integrate the components of the infrastructure plan into a 
cohesive plan. As part of that work the HDR will help the City develop infrastructure cost 
estimates and a phasing plan while Heartland, a real estate consultant, will conduct an economic 
analysis and City staff will develop recommended zoning regulations consistent with the land 
use vision. 

Staff expects to bring the infrastructure plan and related recommended Comprehensive Plan and 
Zoning Code amendments to the Planning Commission for formal review and public hearing 
during the second quarter of 2016.   Prior to that, staff will provide further progress update and 
seek additional Commission input and interests regarding the infrastructure plan and the 
Committee’s preliminary preferred approach either before the end of 2015 or early in 2016. 

Overlake Village South Infrastructure Planning Study 
The Overlake Village South Infrastructure Planning Study will complete infrastructure planning 
for Overlake Village – work that began in 2007 with a major update to the Overlake 
Neighborhood Plan. This study is identified in the TMP Three-year Action Plan and was 
approved for funding by the City Council in the 2015-16 biennial budget. 

Purpose and Desired Outcome 
Building on earlier work north of NE 24th St., the purpose of this study is to identify the 
conceptual street and pathway network and small-scale distributed stormwater infiltration facility 
locations in the southern portion of Overlake Village. The desired outcome is an infrastructure 
plan and phasing plan, parts of which are adopted into the Comprehensive Plan, functional plans 
and/or Zoning Code, as well as the Stormwater Technical Notebook and Standard Specifications 
and Details, that are consistent with the Overlake Village vision and that provide clear guidance 
to City staff, property owners, developers and neighbors as the City processes redevelopment 
applications and makes capital investment decisions. In addition the City seeks revised low 
impact development requirements and eco-score points system for Overlake Village that aligns 
with the adopted stormwater strategy. 

Progress 
To date the City, in consultation with a stakeholder group, has developed a preliminary draft 
transportation network, street cross section options for NE 24th St., street character illustrations 
for the 24th/152nd intersection, and a draft menu of stormwater infiltration tools. The 
stakeholder group comprises about two dozen property owners, business representatives and 
public agencies. Water and wastewater planning will begin once the preferred transportation 
network is confirmed. City staff will host an open house this fall to gain further input on the draft 
infrastructure plan components. 

Key drivers of the draft transportation network include carrying-through the urban grid planned 
for north of NE 24th St., ensuring adequate circulation for all modes, and planning for street grid 
connections across city boundaries. Thus the draft transportation network would over time break-
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apart super blocks, address access and circulation needs and provide for potential connections 
into Bellevue. Stakeholders have expressed concern about maintaining driveway access to 
arterials like NE 24th St. and balancing the need for additional streets with a desire to limit the 
amount of new infrastructure. 

Staff and stakeholders are reviewing design options for NE 24th St. The City has multiple goals 
in this corridor: ensuring adequate space for stormwater infiltration, retaining mature street trees, 
improving the pedestrian and bicycle environment, maintaining vehicle capacity, and limiting the 
amount of new right-of-way that would be required to achieve these goals. There will be 
tradeoffs and so staff will ask the community to help prioritize these goals.  Staff is also 
interested in initial input from the Commission on prioritizing these goals. 

In support of the regional stormwater management strategy for Overlake Village, the City is 
identifying a menu of small-scale distributed stormwater infiltration options for this area. 
Infiltration is required in order for the regional vaults to function as planned. The menu of 
options is similar to the menu for the Marymoor Subarea. 

Next Steps 
Similar to the Marymoor work, the key next steps are engaging the broader community, refining 
and integrating the components of the infrastructure plan, developing cost estimates and a 
phasing plan, and conducting an economic analysis.  Planning Commission review of staff 
recommended updates to the Comprehensive Plan, functional plans and Zoning Code is 
anticipated during the second quarter of 2016. 

PREPARATION FOR OCTOBER 14 STUDY SESSION AND NEXT STEPS 
Please contact Jeff Churchill, 425-556-2492/jchurchill@redmond.gov or Kimberly Dietz, 425-
556-2415/kdietz@redmond.gov prior to the meeting if there are questions or concerns. 
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