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MEMORANDUM
DATE:

December 2, 2021

TO:

Ben Sticka, Planner
City of Redmond

FROM:

Curtis Chin, P.E.
TENW

SUBJECT:

Request for Residential Parking Modification
8009 164th Ave NE
TENW Project No. 2020-155

This memorandum documents the parking analysis completed for the proposed 8009 164th Ave NE project
and documents a parking modification request for the proposed mixed-use development.

Key Findings
Parking Study Summary - Residential

Study/Source

Residential
Parking
Ratio
(stalls/unit)

# of Stalls
Required based
on 217 Units

1.25

271

0.76

165

0.62

135

0.90

195

Redmond Code Requirement (Table 21.10.080C)
1. King County Right Size Parking Calculator
2. King County Right Size Parking Calculator “Right

Sized”1

Proposed 8009 164th Ave NE (Residential)

1 The optimized or “Right Sized” parking supply is 135 parking stalls based on the proposed building
specifications.

8009 164th Ave NE – Summary of Proposed Parking
Use

Size/Units

Ratio/Rate

# of Stalls

Multifamily Residential

217 Units

0.90

195

Commercial (Restaurant)1

1,010 SF

5.0

5

Total Stalls Proposed (minimum)

200

1Commercial use parking rates based on City of Redmond Zoning Code (Table
21.10.080C). Rates shown are the number of spaces required per 1,000 square feet (SF)
of building space.

•

City of Redmond Zoning Code (Table 21.10.080C) requires a minimum parking supply ratio of
1.25 parking stalls per dwelling unit (minimum 1.00 per unit plus 1 guest space per 4 units) for
multifamily structures in the Town Square (TSQ) Zone of Downtown Redmond. A total of 5.0 stalls
per 1,000 sf of building space is required for restaurant uses in the TSQ Zone.

•

The King County Right Size Parking (RSP) calculator is considered by many jurisdictions in the region
as a best practices tool for determining parking supply at multifamily developments. Based on
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preliminary project statistics for the 8009 164th Ave NE project and proposed parking supply, the
King County RSP calculator indicates a parking ratio of 0.76 stalls per dwelling unit. Using the King
County RSP calculator, the optimized or „Right Sized‰ parking supply for the building is 0.62 stalls
per dwelling unit based on the proposed building specifications.
•

With its proximity to the future Sound Transit Link Light Rail Downtown Redmond station, the existing
Redmond Transit Center, and the Redmond Central Connector Trail, the 8009 164th Ave NE site
will be well served by transit and pedestrian/bicycle facilities which reduces vehicle ownership and
supports a lower parking ratio for the residential use.

•

Based on the findings presented in this memo, the applicant requests the CityÊs approval of a parking
modification to provide a minimum of 0.90 stalls per unit for the project. This ratio is below the
CityÊs code requirements (1.25) but is above recommendations from the King County Right Size
Parking calculator (0.62 - 0.76). This reduction is supported by local conditions that account for the
siteÊs location within Downtown Redmond including proximity to commercial uses, proximity to the
planned Sound Transit Link Light Rail Downtown Redmond station and pedestrian/bicycle facilities,
and also minimizes the negative effects associated with underutilized parking (cost, environmental,
and visual impacts, etc.).

Project Description
The proposed 8009 164th Ave NE project is located within the Town Square (TSQ) zone of downtown
Redmond, WA. Current plans for the proposed project include the development of 217 apartment units
(including 22 affordable units) and 1,010 sf of restaurant space. A vicinity map showing the location of the
site and the surrounding area is included in Attachment A.
The following Table 1 provides a summary of the currently proposed apartment unit mix.
Table 1
8009 164th Ave NE – Proposed Unit Mix
Number of
Units

Average Size
(SF)

Studio

24

481

Open 1 Bed

53

581

1 Bed

97

695

2 Bed

43

989

Total

217

-

Unit Type

The project is anticipated to be completed and occupied in 2025. A preliminary site plan is shown in
Attachment B.

City of Redmond Code-Required Parking
City of Redmond code-required off-street parking was determined based on City of Redmond Zoning Code
Table 21.10.080C. The images below and Table 2 summarize the code parking requirements for the
residential and restaurant components of the proposed 8009 164th Ave NE project.
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Table 2
Redmond Zoning Code Parking Requirements
REDMOND ZONING CODE
Table 21.10.080C

Size

Minimum
Parking Ratio

Minimum Parking
Required

Multifamily Apartments

217 DU

1.25 per DU

271

Sales/Services (Restaurant)

1,010 SF

5.0 per 1,000 SF

5

Total

276

Proposed Use

As shown in Table 2, the minimum code required parking for the residential component of the project totals
271 stalls with 5 stalls required for the proposed restaurant use.
City of Redmond Zoning Code (RZC) 21.40.010(D)(2) allows the Administrator to approve alternative
minimum parking requirements based on a parking study prepared by a qualified expert. Pursuant to this
code allowance, the applicant requests the CityÊs approval to provide a minimum parking ratio of 0.90 stall
per dwelling unit for the apartments (195 parking stalls).
The following provides justification for the applicantÊs request to provide a parking ratio of 0.90 stalls per
unit for the residential apartments.

King County Right Size Parking (RSP) Calculator
In partnership with CNT, Urban Land Institute Northwest, WSDOT, and the USDOT FHWA, King County
Metro was awarded a grant in the FHWA Value Pricing Program to address the issues around multi-family
residential parking supply in King County. The project, referred to as „Right Size Parking‰ assembled local
information on multi-family residential parking demand to guide parking supply and management decisions
in the future.
The project encourages jurisdictions and developers to take action to manage parking supply through the use
of a range of tools. One of those tools is the King County Right Size Parking (RSP) Calculator
(www.rightsizeparking.org). The Calculator is a map-based web tool that lets users estimate parking use for
multi-family developments in the context of specific sites. The calculator can help analysts, planners,
developers, and community members weigh factors that will affect parking use at multi-family housing sites.
It helps them consider how much parking is "just enough" when making economic, regulatory, and community
decisions about development.
The Calculator was updated to version 2.0 in 2018 and is based on a model using current local data of
actual parking use collected in 2012 and 2017 at over 275 developments in urban and suburban localities
in King County, Washington. The parking use data is correlated with factors related to the building, its
occupants, and its surroundings - particularly transit, population, and job concentrations. The updated version
2.0 calculator accounts for parking supply. The surveyed sites showed that the supply of parking stalls
available in a building is very influential on parking utilization. The more stalls available the more stalls will
be used.
As this model considers the adjacency of mixed-use, transit, walkability, vehicle ownership factors, and other
considerations in its assessment of parking demands, and is based on a comprehensive study of local surveys
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throughout the King County area (both urban and suburban areas), this tool is considered by many jurisdictions
in the region as a best practices tool for determining parking supply at multifamily developments.
We have conducted the calculation for two scenarios. The first scenario uses the current proposed minimum
parking supply (0.90 stalls per unit X 217 units = 195 stalls) as an input into the calculator. Based on
preliminary project statistics for the residential component of the project as provided by the applicant (unit
count, unit sizes, affordable units, price per stall, expected rents), the King County RSP Model indicates a
parking ratio of 0.76 stalls per dwelling unit. The second scenario allows the RSP calculator to optimize or
„Right Size‰ the parking supply ratio based on the proposed building specifications. For this project, the
optimized or „Right Sized‰ parking supply ratio is 0.62 stalls per dwelling unit (see screen clips below).
Based on 217 dwelling units, the King County RSP calculator results in a recommended minimum off-street
parking supply of 135 to 165 parking stalls for the residential component of the project compared to the
code-required minimum of 271 parking stalls.

Parking Ratio Based on Parking Supply of 195 stalls
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Optimized or „Right Sized‰ Parking Supply Ratio

Transit & Non-Motorized Facilities
With its proximity to the existing Redmond Transit Center, the future Sound Transit Link Light Rail Downtown
Redmond station, and the Redmond Central Connector Trail, the 8009 164th Ave NE site will be well served
by transit and pedestrian/bicycle facilities which reduces vehicle ownership and supports a lower parking
ratio for the residential use.
The Redmond Transit Center currently serves Sound Transit Routes 542 and 545 and Metro Routes 221,
224, 250, 930, and RapidRide B Line. In addition, East Link Light Rail is planned to be extended to
Redmond by 2024, with the proposed Downtown Redmond station located adjacent to the intersection of
NE 76th Street and 166th Ave NE, approximately 0.25 miles from the 8009 164th Ave NE project site.
In the project vicinity, bicyclists are served by the existing Redmond Central Connector Trail located south of
the project site and bike lanes on both sides of 164th Ave NE and NE 80th Street. Other major bike routes
such as the Sammamish River Trail and the Bear Creek Trail are also near the site. Pedestrian facilities including
sidewalks and marked crosswalks are provided on most roads in the vicinity linking the site to major
employment, commercial, and transportation centers.

Summary
A summary of the findings of the studies described above compared to minimum code requirements and the
8009 164th Ave NE proposed residential parking ratio is included in Table 3.
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Table 3
Parking Study Summary - Residential
Residential
Parking
Ratio
(stalls/unit)

# of Stalls
Required based
on 217 Units

Redmond Code Requirement (Table 21.10.080C)

1.25

271

1. King County Right Size Parking Calculator

0.76

165

2. King County Right Size Parking Calculator “Right Sized”1

0.62

135

Proposed 8009 164th Ave NE (Residential)

0.90

195

Study/Source

1 The optimized or “Right Sized” parking supply is 135 parking stalls based on the proposed building
specifications.

A minimum parking ratio of 0.90 stalls per unit for the residential component of the 8009 164th Ave NE
project is supported for the following reasons:
•

The King County Right Size Parking calculator indicates a parking ratio of 0.62 to 0.76 stalls per
unit can be supported.

•

This reduction is supported by local conditions that account for the siteÊs location within Downtown
Redmond including proximity to commercial uses, proximity to the planned Sound Transit Link Light
Rail Downtown Redmond station and pedestrian/bicycle facilities, and also minimizes the negative
effects associated with underutilized parking (cost, environmental, and visual impacts, etc.).

Request for Parking Modification
Based on the findings presented in this memo, the applicant requests the CityÊs approval of a parking
modification to provide a minimum parking supply ratio of 0.90 stalls per dwelling unit for the residential
component of the project (195 parking stalls).
Please contact me at (425) 250-5003 or chin@tenw.com with any questions.
cc:

Brian Sanchez, SCB
Chris Forster, P.E., TENW Principal

Attachments
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ATTACHMENT A
Site Vicinity Map
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ATTACHMENT B
Preliminary Site Plan

