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/ - CHAPTER ONE 

~ 

i 
\ INTRODUCTION AND OVERVIEW 

I The Totem Lake Mall (hereafter referred to as "the Mall") was originally constructed in 

1973 as a two-story enclosed regional mall on a 26-acre property in Kirkland. The Mall is very 

well situated along Interstate 405, approximately five miles &om downtown Kirkland. Despite 

its ideal location, the Mall has aged and is now experiencing a steady decline in quality, 

performance and desirability. Instead of reaching its potential as a premier regional shopping 

center and primary economic engine for the City of Kirkland (hereaft& referred to as "Kirkland" 

or "the City"), the Mall has languished and is now generally considered to be an under- 

performing property. This downward transition is likely attributable to several factors, including 

age, failure to meet the demands of contemporary tenants, and an unusual configuration 

consisting of an upper mall and a lower mall with inadequate connectivity and sense of place. 

Historically, investors and owners of the Mall have been unable to devise an 

economically feasible plan for upgrading and renovating the Mall to meet current standards and 

demands. While there are many factors that contributed to this situation, it appears that the 

primary factor was an inability to justify the significant expense associated with redevelopment. 

Unlike new construction, redevelopment of an existing property involves additional complexities 

and expense associated with relocation and accommodation of tenants; demolition, 

reconfiguration and modernization of aging and incompatible structures; extensive architectural 

challenges associated with assimilation of existing architectural elements into contemporary 

designs; site limitations and increasing costs of new construction. 

Kirkland views the Mall as a key component of its overall economic vitality and has 

targeted redevelopment as a primary goal. In furtherance of this goal, Kirkland has paved the 

way for redevelopment through its comprehensive planning and adoption of development 

regulations and standards that are conducive to and encourage redevelopment. This effort was 

initiated in 2002, with adoption of the Totem Lake Neighborhood Plan, which sets forth a vision 

for Totem Center as a dense, compact community, with a mix of business, commercial and 

residential uses, coupled with a high level of transit and pedestrian activity. 



In 2004, Coventry I1 DDR Totem Lake LLC, a Delaware limited liability company 

(hereafter referred to as "CoventryDDR"), purchased the Mall with a vision for redevelopment. 

CoventryDDR carefully studied the regional demographics and retail landscape, the prime 

location of the Mall in relation to growth and development trends in the community, the 

development regulations and standards, and the potential benefits associated with redevelopment 

to both its investors and Kirkland. The indicators confirmed the potential for an economically 

feasible redevelopment of the Mall at varying intensities depending upon the level of public 

support and fmancial participation. 

CoventryIDDR realized that the more elaboratk redevelopment alternatives were not 

economically feasible without a significant level of public support and financial participation. 

While this created challenges, the benefits to Kirkland were readily apparent considering the 

enhanced revenues that would be generated and the potential for creation of a community center 

with a defined sense of place in furtherance of Kirkland's planning goals and objectives. 

Accordingly, from early on, CoventryDDR has worked closely with the City in a cooperative 

manner. 

The timing was ideal, because the City was contemplating adoption of refined 

development regulations and standards applicable to the Mall. CoventtyDDR provided input 

and the cooperative effort resulted in adoption of the Totem Lake Mall TL-2 Zone ("TL 2 

Zone"), which provides a regulatory framework conducive to significant redevelopment 

opportunities. CoventryDDR and Kirkland have pursued further discussions and anticipate 

entering into a development agreement in 2005 that will, among other things, establish the 

redevelopment process, identify applicable redevelopment standards, define public fmancial 

participation, and provide assurances necessary to sustain redevelopment over a number of years. 

This concep&al Master Plan is the initial governmental step in furtherance of 

redevelopment of the Mall. It contains the conceptual plans to achieve the overall goal of 

transforming this under-performing properly into a regional shopping center with an array of 

mixed uses and public spaces. Upon approval by Kirkland, this Conceptual Master Plan will 

serve as the conceptual framework for redevelopment of the Mall in several phases. 

It is important to emphasize the conceptual nature of the Conceptual Master Plan. The 

Conceptual Master Plan provides a basic "conceptual" rather than "detailed" framework for 

redevelopment, which contemplates extensive reconfiguration and expansion of existing 



structures, together with new construction, to redefine the Mall and facilitate an array of mixed c uses, incorporating retail, residential, office, and theater uses, with a public plaza and public 
, 

amenities. As plans evolve and are further refined, it is possible that there will be changes to the 
1 

i 
overall conceptual framework herein, which will be addressed through the appropriate regulatory 

processes. 
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CHAPTER TWO 

CONCEPTUAL MASTER PLAN GOALS 

The goals established by this Conceptual Master Plan are as follows: 

To provide a conceptual framework for redevelopment of the Mall in a manner that 

furthers the planning goals of Kirkland, creates a unique sense of place, and transforms an 

under-performing property into a vibrant regional shopping center with a public plaza and 

an array of mixed uses, including retail, restaurant, movie theatre, office and residential. 

To provide the conceptual framework for redevelopment of the Mall in several phases 

over a number of years. 

To identify the design guidelines, development standards and applicable criteria that will 

govern redevelopment of the Mall. 

To specify the processes and procedures applicable to implementation of the Conceptual 

Master Plan and M e r  design review after adoption. 



CHAPTER THREE 

EXISTING MALL CONFIGURATION AND USES 

The Mall is located on a 26-acre site northwest of the intersection of 124'~ Street NE and 

Interstate-405. Exhibit 1 shows the existing site conditions, building and parking configuration 

at the existing Mall. Totem Lake Mall Boulevard extends along the westerly boundary of the 

property, parallel to Interstate-405, while 120'~ Avenue NE runs approximately north and south, 

effectively dividing the Mall into a 16.54-acre "lower mall" and a 9.63-acre "upper mall". In 

addition to the main upper and lower mall buildings, there are several additional frees-standing 

retail buildings within the Mall. 

The overall building configuration, coupled with the location of 120" Avenue NE, creates 

a dull and uninviting environment, portraying a suburban "strip center" image as opposed to a 

regional shopping center. There is no store frontage on 120" Avenue NE and signage is poor. 

The upper mall faces the backside of the lower mall along 120th Avenue NE, and the lower mall 

impedes views to the upper mall. The separation of the upper mall from the lower mall by a very 

busy connector street impedes pedestrian-friendly cross-shopping, segregates the malls, and 

eliminates the unique identity and sense of place that should be associated with the Mall. 

The two primary mall buildings were constructed during the mid-1970s - the lower mall 

building in 1972 and the upper mall building in 1974 - with the remaining free-standing 

structures added sporadically over the next decade. The approximate gross square footage within 

the buildings is 290,000 square feet ("SF"). Tenant improvements and remodeling has occurred 

from time-to-time over the years, including a large remodel of the anchor unit in the lower mall 

by Emst department store. Storefronts in the upper mall are aligned to the parking lot. The 

larger lower mall has outdoor facing enh-ances for the larger units on the north and south ends, 

with an additional innef pedestrian area typical of larger enclosed malls providing access to the 

anchor tenant and smaller units in the center of the structure. The age of the structures and the 

unappealing configuration contribute to the economic obsolescence of the Mall and its current 

under-performing status. 

There are approximately 24 tenants currently within the Mall. The largest tenant, Ross 

Dress For Less, leases nearly 30,000 SF. Other larger tenants include CompUSA, Rite Aid and 

the Guitar Center, which each occupy approximately 20,000 SF, and Roxy Cinemas, a foreign 



film venue, which occupies approximately 13,000 SF. The free-standing strnctures house Key 

Bank, Schuck's Auto Supply and a Chevron Service Station. 

The entire Mall is located within the newly adopted TL 2 Zone as set forth in the 

Kirkland Zoning Code, Section 55.21. The TL 2 Zone allows a full spectrum of uses, including: 

(1) retail sales of goods and services, movie theatres, restaurants, fast food establishments, 

taverns, banks and other financial institutions and service providers; (2) offices; (3) residential; 

(4) vehicle service stations; (5) hotels or motels; (6) churches; (7) schools and day-care centers; 

(8) assisted living facilities; (9) convalescent centers and nursing homes; (10) public utilities, 

government facilities or community facilities; and (1 1) 'public parks. All of -the existing uses 

within the Mall are consistent with the uses allowed in the TL 2 Zone. 
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CHAPTER FOUR 

PROPOSED MALL RECONFIGURATION AND USES 

The redevelopment conceptual plan that is contemplated for the Mall involves substantial 

demolition of existing buildings, new construction of buildings, parking structures and a public 

plaza, and realignment of 120th Avenue NE. The redevelopment will occur in two principal 

phases over a period of approximately three years, with completion anticipated in 2008. The 

phased development is discussed in more detail later in this Conceptual Master Plan. 

The anticipated uses within the Mall after redevelopment will be within the spectrum of 

allowed uses in the TL 2 Zone. The majority of leased space will be utilized for typical retail 

uses, such as department stores and shops, restaurants, fast food establishments, coffee shops, 

taverns, banks, financial institutions and other service providers. The existing cinema within the 

Mall will be replaced with a modem multi-screen clnema. A six-story office complex will be 

located above the primary parking structure. A residential complex, comprised of two buildings 

each containing approximately 108 units, will be located over retail uses in the lower mall. In 

addition to surface parking lots and on-street parking, there will be three parking structures 

strategically located throughout the Mall. 

The following briefly describes each of the major components contemplated within the 

Mall: 

A. Retail. 
The total retail building square footage within the Mall will be approximately 560,049 

square feet ("SF")(excluding the Cinema). The upper mall, east of 120th Avenue NE, will 

contain approximately 366,700 SF of retail space, while the lower mall, west of 120th Avenue 

NE, will contain approximately 193,349 SF of retail space. The largest of the retail units will be 

located in the upper mall in closer proximity to the primary parking structure. 

The Conceptual Site Plan shows the locabon and approximate size of all buildings that 

will comprise the Mall upon redevelopment. 

B. Office. 

There will be a six-story office building located within the upper mall above the primary 

parkmg structure, consisting of approximately 144,000 SF. Each floor will be approximately 

24,000 SF. 



C. Cinema. 

The cinema will be located within the upper mall above one of the major retail units and 

will contain approximately 60,000 SF. It is anticipated that the cinema will have at least 13 

screens and approximately 3,000 seats. 

D. Residential. 

The residential complexes will be located within the lower mall and will contain 

approximately 228,800 SF. It is anticipated that there will be approximately 216 residential units 

located within two buildings. 

E. Parkine, 

The specific parking requirements and allocation of parking is discussed later in this 

Conceptual Master Plan. Parking will be accommodated within three parking structures, surface 

parking lots and on-street parking. The primary six-level parking structure will be located within 

the upper mall and is anticipated to provide approximately 1,964 parking spaces. There will be 

two additional parking structures for the exclusive use of residential units located within the 

lower mall adjacent to the residential complexes. The primary surface parking lot will be located 

in its current location within the lower Mall, providing approximately 707 parking spaces. 



CHAPTER FIVE 

TRANSPORTATION AND PARKING 

To successfully redevelop the Mall, it will be crucial that adequate consideration is given 

to transportation and parking plans. Transportation plans include both vehicular circulation 

(public transportationbus service and private vehicles) and pedestrian circulation. Parking plans 

include an evaluation of required parking to adequately meet the anticipated demand, and also 

the allocation and strategic positioning of parking throughout the Mall. Considering the unique 

circumstances presented by 120" Avenue NE bisecting the upper and,lower mall, a successfbl 

redevelopment of the Mall will also require redesign, realignment and reconstruction of 120" 

Avenue NE to assimilate this busy street into the Mall in a way that is inviting, pedestrian- 

friendly, and safe. 

A. TRANSPORTATION. 

1. Vehicle Circulation Plan. 

Exhibit 2 depicts the anticipated Vehicular Circulation Plan for the Mall. The circulation 

pattem demonstrates passenger car circulation, service entry/loading circulation, and public 

transportation. 

It is contemplated that there will be several vehicular entrances for passenger car 

circulation into the Mall &om Totem Lake Mall Boulevard. These will provide access to the 

service station and other free-standing buildings, surface parking lots and the public plaza 

boulevard. Vehicular entrances for passenger cars along 120'~ Avenue NE will be provided to 

the public plaza boulevard and the parking structures. Vehicular access to the primary parking 

structure will be accommodated through three entrances, located along the public plaza 

boulevard, a private roadway near the horth end of 120" Avenue NE, and from NE Totem Lake 

Way, which is a private roadway. There will also be on-street parking along 120" Avenue NE 

and the public plaza boulevard. Within the Mall, passenger car circulation will utilize the public 

plaza boulevard for easy access to surface parking lots, on-street parking and the primary parking 

structure. 

Service entry/loading vehicular circulation will access the Mall primarily .from 120th 

Avenue NE. Vehicles will either access the service areas directly from 120" Avenue NE, or will 

utilize NE Totem Lake Way and other private driveways to access the service areas. 



Public transportation is generally provided along 120" Avenue NE. Currently, there are 

only two bus stations, one located at the intersection of 120" Avenue NE and Totem Lake Mall 

Boulevard, and the other along 120" Avenue NE near NE Totem Lake Way. It is anticipated that 

METRO will evaluate this public transportation needs and modify the public transportation 

elements to meet the demands created by the Mall, such as providing a bus station near the 

intersection of 120'~ Avenue NE and the public plaza boulevard. 

2. Pedestrian Circulation Plan. 

Exhibit 3 depicts the anticipated Pedestrian Circulation Plan forthe Mall. The circulation 

pattern demonstrates pedestrian exterior connections, interior connections and pedestrian activity 

areas. 

Exterior pedestrian connections will be along Totem Lake Mall Boulevard, 120" Avenue 

NE, and NE Totem Lake Way, which will provide ready access to the Mall from adjoining 

properties and streets. Interior connections will emphasize access to the public plaza as the hub 

of pedestrian activity within the Mall. There will be interior pedestrian connections along the 

public plaza boulevard, along storefronts throughout the Mall, and along 120" Avenue NE. The 

primary pedestrian activity area will be focused to the center of the public plaza, which will be 

the central spine of the Mall. 

3. 120th Avenue NE. 

It is anticipated that through a joint effort between Kirkland and CoventryDDR, 120" 

Avenue NE will be redesigned, realigned and reconstructed during the early stages of Mall 

redevelopment. As currently existing, 120" Avenue NE is a very busy thoroughfare and utilized 

for both access to the Mall and general connection to adjoining streets and boulevards. This 

creates a potentially unsafe and serious impediment to achieving the connectivity and sense of 

place between the upper and lower mall. 

By redesigning and realigning 120" Avenue NE, it will be possible to incorporate both 

traffic calming techniques and pedestrian-friendly improvements to eliminate the negative factors 

that impact the Mall. At this stage of development, only preliminary thoughts and ideas have 

surfaced regarding ways in which to achieve the goals and objectives for 120" Avenue NE. 

These ideas include (1) consideration of narrowing 120" Avenue NE to calm traffic and 

encourage alternative vehicular routes for connectivity to adjoining streets and boulevards; (2) 

methods to enhance pedestrian-oriented walkways and crosswalks with special street 



improvements, such as raised pavement and colored pavement tiles, to clearly identify pedestrian 

crossings; (3) strategic placement of trees and landscaping to identify and emphasize pedestrian 

crossings; and (4) signalization at strategic locations along 120th Avenue NE to enhance the 

safety to pedestrians and slow traffic. 

It is anticipated that prior to, or simultaneously with, the first phase of the redevelopment, 

design consultants will be retained to study and evaluate scenarios for achieving traffic calming 

and pedestrian-kiendly orientation of 1 2 0 ~  Avenue NE. This issue is of primary importance to 

both Kirkland and CoventryDDR and both parties are keenly focused og addressing this strategic 

aspect of the redevelopment in the near future. 

4. Transportation Concurrency. 

CoventryDDR retained Transportation Services, Inc. ("TSI") to perform a traffic impact 

analysis, including a daily and PM peak hour trip generation forecast for each time fiame, to test 

for traffic concurrency. TSI concluded that the proposed Mall redevelopment would pass 

concurrency. Kirkland has issued a Concurrency Certificate for the redevelopment project. 

B. PARKING. 

1. Parkine Requirements. 

CoventryDDR retained the services of Walker Parking Consultants (hereafter 

referred to as "Walker") to analyze and evaluate the number of parking spaces required to meet 

the demand for parking at the redeveloped Mall. In performing this analysis, Walker reviewed 

the conceptual site plan incorporated into this Conceptual Master Plan and program data that 

included tenant mix, number of seats in the proposed cinema, square footage of office space, 

number of residential units and other pertinent information. Walker then applied the Urban Land 

Institute's shared parking methodolo& to develop a model to project parking demand 

characteristics at the Mall by hour of the day, month of the year, and weekday versus Saturday. 

The concept of shared parking is particularly applicable at the Mall with an array of 

mixed uses. Shared parking is the use of aparking space by vehicles generated by more than one 

land use. The ability to share parking spaces is the result of two conditions: (1) Variations in the 

accumulation of vehicles by hour, by day or by season at the individual land uses; and (2) 

relationships among the land uses that result in visiting multiple land uses on the same auto trip. 

To illustrate, office buildings require parking spaces during daytime hours on weekdays, while 

restaurants and entertainment venues have peak parking needs during the evening and weekends. 



Based upon the project information, Walker was able to identify the synergy between the 

different land uses and opportunities for shared parking. Based upon the current Conceptual 

Master Plan, the peak shared parking demand will be approximately 3,050 parking spaces. Peak 

demand will occur at 2:00 p.m. on a Saturday in December. 

2. Parking Facilities. 

Parking facilities within the redeveloped Mall will continue to evolve due to continuing 

discussions regarding the public plaza and 120" Avenue NE. Parking will be accommodated in 

three parking structures, surface parking lots and on-street parking., The primary six-level 

parking structure will contain approximately 1,964 parking spaces. The combined residential 

parking structures will contain approximately 324 parking spaces. Surface parking lots will 

contain approximately 707 parking spaces. In addition, significant on-street parking will be 

available along 120" Avenue NE and the public plaza boulevard. The on-site parking facilities 

will provide approximately 3,000 parking spaces which, combined with anticipated on-street 

parking, will provide adequate parking to meet parking demand. 
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