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WILLIAM P. MACHT

Shared Parking Leads to Creative Solutions

A redevelopment of a 1980
strip center in a suburban
town programs urban-style
mixed uses with 1,500 fewer
parking spaces than would
have been required without
sharing.

A rendering of Kirkland Urban at
buildout. The site overlooks the
7.5-acre (3 ha) Peter Kirk Park and
is close to City Hall in the original
town center. Seattle is across Lake
Washington in the distance.

URBAN LAND

DEMAND FOR MORE affordable
class A and creative office space
served by a mixture of uses in a
more urban setting has led to a
newer form of mixed-use develop-
ment in suburban towns. Referred
to as “surban,” these develop-
ments meld the amenities of urban
places with the convenience of
smaller, less-congested, and more
walkable suburban environments.
Both urban and suburban devel-
opers still usually build single-use
buildings. Urban developers typi-
cally build single-use office, apart-
ment, or hotel buildings, some
with a modicum of retail space at
their bases, supported by under-

“ground parking for the users of

that building. Suburban developers
typically build single-use retail,
office, apartment, or hotel build-
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ings surrounded by parking lots.
Major reasons for this dichotomy
are that available downtown sites
are rarely large enough for truly
mixed-use projects, and that large
suburban sites are often not zoned
for mixed uses.

In recent years, however,
developers have seized the oppor-
tunity to create larger-scaled,
functionally integrated, mixed-use
surban developments to replace
outmoded closer-in strip centers.
These new developments truly
meet ULP’s three-part definition
of mixed use: they have three or
more revenue-generating uses;
they are physically and functionally
integrated; and they are developed
according to coherent, design, con-
struction, economic, market, and
management plans.

Surban Development
Opportunities

Bellevue, Washington—based Talon
Private Capital found just such an
opportunity at Parkplace Center,
an 11.5-acre (4.7 ha) strip center in
nearby Kirkland, built in 1980 and
anchored by a 25,000-square-foot
(2,000 sq m) QFC grocery. The site
at Central Way and Sixth Street
overlooked the 7.5-acre (3 ha)
Peter Kirk Park, with Seattle across
Lake Washington in the distance,
and was just 1,500 feet (460 m)
away from City Hall in the original
town center. The town had been
founded in 1888 by Peter Kirk, a
British-bomn businessman who had
formed Kirkland Land and Devel-
opment Company, which bought
thousands of acres of land for the
new town he envisioned as the
“Pittsburgh of the West.”

The real estate arm of Pruden-
tial Insurance, Prudential Global
Investment Management (PGIM
Real Estate), and Seattle developer
Touchstone Corp. bought Parkplace
Center in 2007 for $59 million
with the intent to develop a 1.8
million-square-foot (167,000 sq m)
mixed-use project incorporating
1.2 million square feet (111,000
sq m) of office space in five build-
ings, a 175-room hotel, a luxury
sports club, and 300,000 square
feet (28,000 sq m) of retail space,
including a grocery store. The over-
all development required about
5,000 parking spaces. However, in
the aftermath of the Great Reces-
sion, the economics of that pro-
gram appeared problematic, and a
new approach was needed.

In 2013, PGIM brought in a local
partner, Talon Private Capital, to
reenvision the project, renamed
Kirkland Urban in fall 2015. Talon
proposed what it considered a
more feasible phased development
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A labeled key to component
buildings.

Four levels of parking are tucked
under eastern sections of the
project and two continuous levels
are tucked under the whole site,
increasing the space efficiency
of the parking floor plates and
making the shared parking pool
more efficient.
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program consisting of 650,000

net rentable square feet (60,000

sq m) of office space; 165,000
square feet (15,000 sq m) of retail
space (including a more upscale
50,000-square-foot (4,600 sq m)
QFC grocery, doubling its size; a
54,000-square-foot (5,000 sq m),
nine-screen cineplex; and 300
apartments—for a total of 1.1 million
square feet (102,000 sq m) served
by 2,000 underground parking
spaces. That mix produced an
average shared parking ratio of only
about 1.5 spaces per 1,000 square
feet (93 sq m), far below conven-
tional suburban ratios but higher
than typical downtown ratios.

Functional Integration

That development program’s mix of
uses could produce synergies that
functionally integrate those uses.
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For example, the apartment
units would be particularly desir-
able to employees of tech-oriented
office tenants, who would rely on
the services of the on-site retail/
grocery/restaurant and theater
components, which could in turn
generate premium rents for all
uses while decreasing demand for
additional parking. The cinemas
could take advantage of the mostly
vacant office parking in the eve-
ning as well as stimulate restaurant
businesses in the more profitable
evening hours. And the availability
of a large pool of shared parking
could increase the efficiency of
each expensive underground
parking space while lowering the
total parking count, which would
reduce development costs, thereby
helping make the whole mixed-use
project more feasible.

- BLDG H
(URBAN SOUTH)

Physical Integration
Talon’s smaller development pro-
gram also would take maximum
advantage of the slope of the
site, which descends more than
35 feet (11 m) from east to west.
Seattle-based architecture firm
CollinsWoerman used the slope
to tuck four levels of parking
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under eastern sections of the
project, as well as two continuous
levels under the whole site. That
increased the space efficiency of
the parking floor plates, resulting
in less space wasted on circula-
tion ramps. Even more important,
those larger floor plates make the
shared parking pool more efficient
because users of different compo-
nents can find and occupy vacant
spaces in the larger contiguous
shared parking pool more quickly.
Building the parking floor plates
on such a significant slope also
meant that the need for expensive
excavation would be reduced. Still,
depending on which expenses are
included, the parking cost ranged
from $35,000 to $45,000 per
space, says William Leedom, man-
aging director at Talon.
CollinsWoerman was also able
to take advantage of the slope to
make the site more urban. Large
grocery stores have mostly blank
walls because refrigerated fixtures,
walk-in cooler supply rooms,
ovens, and service facilities need
to be placed on the perimeter.
Architects buried the bulk of the
grocery store, the loading docks,
and most of the perimeter walls
in the slope. Unlike the practice of
most suburban grocers, all load-
ing for QFC is done below grade.
Cinemas also have long stretches
of blank walls, and the architects
were able to bury them into the
slope as well. Yet both the grocery
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The recent state of completion of Kirkland Urban. The red-brick Parkland Place
office building has not yet been replaced by Kirkland East.
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The site plan shows the mixture of uses at the lowest
level, with the QFC grocery loading and service areas
located underground, below a plaza that contains an

outdoor play area for a daycare center.

and the cineplex have entrances
that open onto the lower park level,
which yields views across Peter Kirk
Park and Lake Washington beyond.
To tie the uses of the site
together, architects threaded
through the site a woonerf—a
“living street” mainly for pedestri-
ans here, but also allowing light
auto traffic and short-term park-
ing—from Central Way at the north-
east down to Peter Kirk Park on the
west. About 50,000 square feet
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(4,600 sq m) of retail space flanks
the woonerf on the plaza level. In
addition, about 14,000 square feet
(1,300 sq m) of space is occupied
by a Bright Horizons preschool,
which has an outdoor play area on
the main plaza level above the QFC
underground loading facilities.

Office Component

The office space is divided into four
buildings—Urban North, Central,
South, and East. Urban North and
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About 50,000 square feet (4,600 sq m) of retail space is
located on the plaza level flanking a woonerf that ties
together the apartment, office, and retail components.

Central were completed in 2019,
and Urban South will follow in
2022. Urban East will be the last
phase of the project developed.
Leedom said there were “sev-
eral reasons to divide the office
component into several build-
ings—view corridors, what we felt
were correct floor plates given the
likely tenants, input from QFC on
their store size, existing tenants on
the site during the construction of
phase one, the necessity to keep

The woonerf threaﬁs tlh?ﬂ
R the'entire site.and becomes the

ifying public/space that ties
“e, togetherusesandusers.

the older QFC store open, and risk
of building more space than could
be absorbed at once.” The office
buildings are seven- to eight-story,
post-tensioned concrete structures,
reflecting the size of development
risk the venture wanted to take on,
notes Leedom. Later, a skybridge
between the Urban Central and
South buildings will be added to
connect Google workspaces.

Talon was able to prelease
about half the office space in the
Urban North and Central buildings,
Leedom says, with two leases to
technology companies. Seattle
business-intelligence company
Tableau Software, which develops
data-visualization software, leased
three floors totaling 92,000 square
feet (5,800 sq m). Kirkland-based
internet provider Wave Broadband,
which builds fiber optic infrastruc-
ture, signed a 10-year lease to
occupy 88,000 square feet (8,200
sg m) in one of two eight-story
towers. When Wave was bought
by San Francisco private equity
company TPG Capital, it worked
with owners to terminate its lease
in 2018 so Google could occupy
Wave’s former premises. With half
the office space for its first phase
pre-leased in 2015, Talon was able
to access debt markets to begin
demolition and construction, says
Leedom.

Although PGIM had intended the
project as a long-term-hold invest-
ment, in fall 2019, Google bought
all of Kirkland Urban, its then two
mixed-use office buildings, two
retail buildings, and parking garage,
minus the 185-unit Uptown apart-
ments, for $400.7 million (based
on a real estate excise tax report)
in addition to another $35 million
for a two-acre (0.8 ha) parcel on
which Urban East is to be built. In
December 2019, the entitlement to
build another 115 apartments was
transferred to office space, bringing
the total allowed office space to
925,000 square feet (86,000 sq m).
If average office space per employee



is calculated at 150 square feet (14
sq m), that would provide space for
as many as 6,000 employees.
Comfort and efficiency drove
additional innovation. Variable
refrigerant flow (VRF) mechanical
systems were used to help achieve

a Leadership in Energy and Environ-

mental Design (LEED) Gold rating.
VRF systems are ductless and use
variable-speed motors to deliver
precise amounts of refrigerant to

zoned heat exchangers that provide
either heating or cooling to different

parts of the building, increasing
comfort for tenants and reducing
expenses for owners.

Retail Component

The 165,000-square-foot (15,000

sq m) retail component was initially
driven by the city’s requirement that
the developer build one square foot
of retail space for every four square
feet of the 650,000-square-foot
(60,000 sq m) office component.
With the commitment of QFC to
double its store size to 50,000
square feet (4,600 sq m) and iPic to
lease a 54,000-square-foot (5,000
sq m) cineplex for a dine-in-theater
concept, a significant percentage of
the requirement was met.

Apartment Component

The 185-unit apartment building
called Uptown at Kirkland Urban,
at the highest comer of the site at
Central Way and Sixth Street, is a
five-story wood-framed structure
over a concrete podium. Roof
decks look over Lake Washington
and Seattle in the distance. Talon
codeveloped the apartments with
Minneapolis-based Ryan Compa-
nies US Inc.

The unit mix is 26 percent
studio, 47 percent one-bedroom,
and 27 percent two-bedroom/
two-bath apartments. Many of the
two-bedroom units are two-story
lofts. The apartments range from
481 t0 1,406 square feet (45 to 131
sq m), and rents range from $1,950
to $4,645 per month. Rents for the

unassigned garage parking range
from $90 to $125 per month.

Shared Parking

Only mixed-use development pro-
grams can create the opportunity to
share parking, increasing the effi-
ciency of each expensive stall and
reducing the total parking needed
to support a more intensive use of
the land. The predominant use in
this program mix is office space,
which requires one space for each
350 square feet (33 sq m)—a
2.86:1 parking ratio of spaces per
1,000 square feet (93 sq m) under
the city zoning code. Restaurants
require an 8:1 ratio under the code,

'E

The slope of the site, which descends more than 35 feet (11 m) from east to
west, allowed architects to bury the bulk of the blank walls of the grocery store,
loading docks, and cinemas in the slope.

%

%d Urban’s office/retail bunldmgs can be
seen from PeterKirk Park

i

The grocery and cineplex have entrances that open
onto the lower park level, yielding views across Peter
Kirk Park and Lake Washington.
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The original Parkplace Center, an 11.5-ac

re (4.7 ha) strip center, was built in

1980 and anchored by a 25,000-square-foot (2,300 sq m) QFC grocery.

and apartments a 1.38:1 blended
ratio based on Uptown’s unit mix.
The total number of parking spaces
under the code for that program
was 3,747.

But actual parking demand
in a mixed-use project varies by
use, time of day, day of the week,
and by season. If a developer can
reasonably project actual demand
according to those factors, the
quantity of parking needed can be
substantially reduced.

Leedom hired Seattle-based
Heffron Transportation to forecast
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parking demand and needed
supply. Heffron projected a max-
imum cumulative peak parking
demand of 2,287 cars at noon on
a weekday at full buildout, includ-
ing a 377-space reserve supply for
commercial and residential uses.
That represents a difference of
1,460 parking spaces between the
code-required spaces and the pro-
jected maximum demand, a poten-
tial cost savings of $65.7 million

in development costs. Even under
conservative assumptions, that
equates to a 1.7:1 weighted parking

COLLINSWOERMAN

A large number of apartments have been built in areas of the town adjacent to

the original center, now transformed into Kirkland Urban.

ratio versus the 2.8:1 parking ratio
required by code without consider-
ation of shared parking.

Kirkland Urban retains a third-
party parking manager to manage
parking for maximum efficiency.

A reserve parking supply of 15
percent vacancy is targeted to
reduce the time a customer must
circulate to find an open space.
Price is also an important factor.
Retail parking at Kirkland Urban is
free for four hours with a validated
purchase. Otherwise, daily park-
ing costs range from $5 to $35,

©The intensity of uses in Kirkland Urban is
“relieved by its proximity to Peter Kirk Park.
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depending on duration. Monthly
parking is $125.

Office parking is also allocated.
“Office parkers have their own
access cards, and with our garage
parking system you can see if an
office tenant has gone over their
allotment by number of cars and
charge for that as appropriate per
their lease,” Leedom says. Of the
spaces provided, 135 are reserved
for apartment use and rented
unassigned to residents. “We have
a parking management company,
gate arms, and ticket system to
make sure everybody is playing by
the rules of our parking easement,
which is on the title as part of the
condominium declaration,” he says.

The mix of uses in the devel-
opment program is paramount
in determining the efficiency of
shared parking. Even if parking
were built to maximum capacity for
periodic weekday noon peaks of
2,287 spaces, and for 7 p.m. Satur-
day weekend demand peaks, only
1,200 spaces would be needed
for evening and weekend users,
leaving 1,087 spaces vacant. That
suggests that, if market demand
existed, more than 1,000 hotel
rooms could be developed with no
additional spaces required, even
assuming a liberal parking ratio of
one space per unit.
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Traffic engineers forecast a maximum cumulative peak parking demand of 2,287
cars at noon on a weekday at full buildout, including a 377-space reserve supply
for commercial and residential uses. The difference between the 3,747 code-
required spaces and the actual maximum demand of 2,287 was 1,460 parking
spaces, representing a potential savings on construction costs of $65.7 million.

Surban Prototype

Kirkland Urban suggests that a new
breed of developers is creating
mixed-use surban prototypes at

a more intensive scale, on sites
larger than most urban projects
but smaller than most suburban
projects, and with uses more mixed

HEFFRON TRANSPORTATION

and integrated physically and func-
tionally than either of those others.

In many ways they are more
complex than either. Building differ-
ent uses on top of common parking
requires careful planning of such
things as structural bay sizes and
plumbing chases.

But the benefits of such surban
projects can outweigh their costs
and complications. Places with
on-site offices, apartments, grocer-
ies, restaurants, brew pubs, wine
bars, and theaters offer a greater
level of urbanity than single-use
urban or suburban projects. That
urbanity can drive premium rents
and lower vacancies. Contiguous
floor plates of integrated parking
that serve many uses are occu-
pied during more hours of the day
and week than their single-use
counterparts. That greater effi-
ciency reduces the total amount of

expensive structured parking nec-
essary, supports more intensive
use of the land, and increases
development value—and with it
the tax base of the town. Kirkland
Urban’s taxable value, excluding
the 1,706-space parking structure,
was $315 million at the comple-
tion of its first phase. UL

WILLIAM P. MACHT is a professor of urban
planning and development at the Center for Real
Estate at Portland State University in Oregon and a
development consultant. (Comments about projects
profiled in this column, as well as proposals for future
profiles, should be directed to the author at macht@
pdx.edu.)
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A new 209-page hook, Shared Parking, Third Edition,
published by ULI, ICSC, and the National Parking
Association, is available in paperback ($155.95) or with
Excel model ($649.95) at bookstore.uli.org.

Reflections on Race, Equity, and a Mandate for Action

Yet | am still here.

So, in an effort to make myself
useful, it seems to me that one
thing | can do is to keep moving
and stay focused on the things
that | am not struggling with—the
things that | know to be right and
true, even in the midst of this
maelstrom.

What | am not struggling with in
this moment—what | know to be
true with every fiber of my being—is
that the impetus for starting these
conversations about diversity, inclu-
sion, and equity within our industry
and our city is more vital today
than it has ever been. And because
I know this to be true, it motivates
me to do something about it—to
keep working, to try my best, and
to do my part to make progress
and have impact.

Because what | also know to be
true is that to do nothing or to say
nothing is simply not an option.

| acknowledge that, as we move
forward with this work in the cur-
rent environment, it may mean that

some of the conversations we have
are harder, or more direct, or less
filtered. That’s okay. We will do our
best to continue convening leaders
in our industry and to talk—as
plainly and purposefully as we
can—about what we can do as indi-
viduals, as companies, and as an
industry to create change, and have
impact, and push back against the
darkness that has caused so many
of our friends and neighbors and
communities pain.

If that means making space
for people to speak the names of
George Floyd, or Ahmaud Arbery, or
Breonna Taylor, or countless others
like them, then we will do that. If
it means making space to have
candid conversations about race,
or wealth inequality, or access and
privilege, then we will do that, too.

But in the end, what we will
endeavor to do is not just to talk,
but to act.

For those who have volunteered
to join us in this work already, |
thank you for stepping up and

(continued from page 76)

responding to the call. Though
we have hard work ahead of us,

| appreciate your efforts and your
leadership, and | am honored to
count myself as your colleague in
the efforts to come. | apologize in

advance for the ways in which my
many shortcomings may impede
our work, but | am confident that
we are strong enough together to
overcome them.

| am aware that our work here
will not, in and of itself, com-
pletely change the world, or undo
structural racism, or solve the
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quagmire of police brutality. But
I truly believe that if we make an
impact in whatever way we can,
our work will be a step in the right
direction toward these loftier goals.
And while that might be a high bar

to set, | am reminded of the idea,
coined by Benjamin E. Mays and
drilled into my head while | was a
student at Morehouse College, that
“it is not failure, but low aim that is
asin.” UL
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