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MEMORANDUM 
 
To: David Ramsay, City Manager 
 
From: Eric Shields, Planning Director 
 Jeremy McMahan, Planning Supervisor 
 
Date: September 26, 2008 
 
Subject: CBD Moratorium – Zoning and Policy Information and Potential Work Plan 
 
RECOMMENDATION: 
 
Review the proposed work plan to address resolution of the moratorium. 
 
WORK PLAN: 
 
Staff recommends that the City Council consider the following work plan: 
 
Step 1:  Review existing Zoning Code and Downtown Plan policies for each CBD zone (except CBD 5 as it 
is exempted from the moratorium).  Staff suggests that the Council start by reviewing the simpler/less 
discretionary zones and moving to more complex/highly discretionary zones.  This would suggest the 
following order (staff rationale provided in italics; see table below and attached detailed maps, codes, and 
policies for supporting information): 
a. CBD 3 (zone is fully developed except Fox Cleaners site, low (3 stories) allowed building heights, 

no DRB height discretion) 
b. CBD 6 (zone is fully developed except Acropolis Pizza site, no DRB height discretion) 
c. CBD 4 (zone is small and largely developed except older single family homes between St. John’s 

Church and Portsmith, no DRB height discretion) 
d. CBD 7 (low allowed building heights (3 stories), no DRB height discretion, largely underdeveloped) 
e. CBD 8 (no DRB height discretion) 
f. CBD 2 (low allowed building heights (1-3 stories), some DRB height discretion) 
g. CBD 1 (high level of DRB height discretion) 
 
Step 2:  Decide if there are CBD zones that do not require further study and can therefore be removed 
from the moratorium.  Factors that might exempt a zone include: 

� Clarity of existing regulations 
� Extent to which zones are already built out 
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Step 3:  For zones that are included in the moratorium, identify the specific issues that need to be 
addressed.  The scope of those issues will define whether the potential action requires amendments to the 
Zoning Code or both the Zoning Code and Comprehensive Plan. 
 
Step 4:  Review options for resolving identified issues and agree to draft amendments to the Zoning Code 
(and Comprehensive Plan if applicable) for consideration at a public hearing. 
 
Step 5:  Conduct City Council public hearing on the proposed amendments.  The public notice process 
needs to start 3-4 weeks in advance of the public hearing. 
 
Step 6:  Adopt or modify the amendments based on public testimony and Council deliberations. 
 
Step 7:  Terminate the moratorium ordinance after the effective date of the amendments. 
 
In terms of City resources, note that this process is requiring the diversion of staff resources from other 
projects.  The Planning Department plans to backfill those projects with consultants, but will need budget 
resources to accomplish this 
 
BACKGROUND: 
 
The following information is attached for Council consideration.  This packet of information is intended to 
serve as base information for upcoming Council study sessions and can be supplemented as needed to 
provide Council with any additional information.  The information can be accessed directly by clicking the 
links below: 

� Maps, Zoning Code Use Zone Charts, and Downtown Plan Policies for each zone (CBD 1, CBD 2, 
CBD 3, CBD 4, CBD 6, CBD 7, CBD 8).  The complete text of the Downtown Plan is included as 
well. 

� Zoning Code Section 50.62 building height provisions for the CBD that convert maximum allowed 
number of stories into maximum allowed height in feet. 

� Zoning Code Chapter 142 (Design Review Process) 
� The Design Guidelines for Pedestrian-Oriented Business Districts can be accessed online by 

clicking this link. 
� The 2001 Downtown Strategic Plan can be accessed online by clicking this link. 
� The interim Downtown Kirkland Retail Strategy report from Eric Hovee can be accessed online by 

clicking this link. 
 
Downtown Plan 
 
When reviewing the policies of the Downtown Plan, it is important to note that the Comprehensive Plan is 
not typically a regulatory document.  Under state growth management statutes, comprehensive plans are 
policy documents.  Zoning regulations must be consistent with comprehensive plans, but if there is found 
to be an inconsistency, the regulations govern. For most CBD zones, the adopted regulations follow this 
model and provide a clear expression of the Comprehensive Plan policies.  In a few CBD zones, however, 
the Zoning Code specifically references the Comprehensive Plan, thereby incorporating the Comprehensive 
Plan as a regulatory document. As Council is aware, this is the case for CBD 1, where the Zoning Code 



establishes a range of building heights and indicates that a determination of the appropriate height is to be 
made by using the criteria in the Comprehensive Plan polices. 
 
The Downtown Plan (hereinafter “the Plan”) geographically segregates the downtown in two different 
manners for two distinct purposes.  For purposes of establishing policies for uses, the Plan segregates the 
downtown into the following five land use districts (CBD zoning key provided).   

� East Core Frame = CBD5 & CBD 6 
� Northeast Core Frame = CBD 7 
� South Core Frame = CBD 3 & 4 
� Northwest Core Frame = CBD 8 
� Core Area = CBD 1 & 2 

 

 
Downtown Plan Land Use Districts 

 
 
 
 
For purposes of establishing policies for height and design, the Plan segregates the downtown into eight 
Height and Design Districts.  Geographically and numerically these districts correlate directly with the CBD 
zones (e.g. – Design District 1 covers the same area as CBD 1).  Height and Design Districts are illustrated 
on the following page. 
 



 
Downtown Plan Height and Design Districts 

 
 
 
Downtown Zoning 
 
As illustrated in the map on the following page, the Central Business District is divided into eight separate 
zones (CBD 1 – CBD 8), each unique in terms of allowed uses, building heights, setbacks, etc.  
 



 
Zoning map, colors keyed to matrix below 

 
 
 
The summary on the following page indicates basic development allowances as well as examples of 
approved projects in various CBD zones (for more project information, a folio of downtown private 
development projects is attached).  For each zone, staff has attempted to rate the level of DRB discretion 
around building heights with RED representing a HIGH level of discretion, BLUE representing a MODERATE 
level of discretion, and YELLOW representing LITTLE OR NO discretion.  Obviously, discretion arises when 
the allowed building heights are specified in a range as opposed to area where maximum heights are 
clearly spelled out.  Note that in all of the City’s design districts, Chapter 142.25.6 grants the DRB 
authority to grant minor variations to setback requirements subject to criteria. 



 
Zone Maximum 

Allowed Height 
Height 
Discretion 
through 
Comp 
Plan? 

Minimum 
Front 
Setbacks 

Required 
Stepbacks 

Design Review 
Projects  

CBD 1 2-5 stories (5th 
floor for upper 
story residential 
with additional 
discretionary 
criteria) 

Yes 0’ Case by case Heathman Hotel 
Kirkland Central 
Merrill Gardens 
Lake Street Office 

CBD 2 1-3 stories (varies 
by block) 

Yes 0’ None 213 Lake St S.* 

CBD 3 3 stories No 20’ (0’ for retail) 
 

Non-retail uses 
have 20’ setback 

123 State 
Apartments 
Boulevard Condos 
St. John’s 
Expansion 

CBD 4 4 stories No 0’-10’ 
depending on 
location and use 

None Portsmith* 

CBD 5 3-5 stories Yes 20’ Kirkland Way: 
above the 2nd and 
4th stories.  Not 
defined for 
Central Way or 
6th St. 

Emerald Building* 
Watermark 
Apartments* 
Parkplace Office 
(pend.) 

CBD 6 4 stories No 20’ (0’ for retail) 
 

Non-retail uses 
have 20’ setback 

602 5th Street 
Condos* 
Park Avenue 
Condos* 
6th Avenue Condos* 
Soho Condos* 
Tera Apartments* 

CBD 7 3 stories No 20’ (0’ for retail) Non-retail uses 
have 20’ setback 

None 

CBD 8 41’ above Central, 
terracing up to 
north based on 
formula 

No 0’ on Central, 
20’ on side 
streets 

3:1 angle from 
Central Way 
facade 

Marina Heights* 
Park 34 Condos* 
Brezza* 
Tiara de Lago* 
Waterview Condos* 
Westwater 
Apartments* 

* indicates project approved under prior code through ADR process 



1B

1B

1A

Bank of America

US Bank

Antique Mall Site

1

2

3
4

5

Design District 1A/1B

1. Lake Street Place

Mixed-use: Retail/Office

2. Portsmith Condos*

Condominiums

3. Merrill Gardens

Mixed-use: Assisted Living/

Retail

4. Kirkland Central

Mixed-use: Condominiums/

Retail

5. Heathman Hotel

Hotel

* Project constructed under previous

CBD regulations

CBD 1

CBD 1



CHAPTER 50 - CENTRAL BUSINESS DISTRICT (CBD) ZONES 

50.05 User Guide. 
The charts in KZC 50.12 contain the basic zoning regulations that apply in the 
CBD 1 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

Section 50.10 – GENERAL REGULATIONS 
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this code may 

apply to the subject property. 
2. Height measured at the midpoint of the frontage of the subject property on the 

abutting right-of-way, excluding First Avenue South. Buildings exceeding two 
stories must demonstrate compliance with the design regulations of Chapter 
92 KZC and all provisions contained in the Downtown Plan. The City will 
determine compliance with these requirements through Design Review 
(D.R.). 



U S E  Z O N E  C H A R TSection 50.12

(Revised 4/08) Kirkland Zoning Code
152
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.010 Restaurant or 
Tavern

D.R., 
Chapter 142 
KZC

None 0′ 0′ 0′ 100% 2 to 4 sto-
ries above 
each abut-
ting right-of-
way.

D E One per each 
125 sq. ft. of 
gross floor area. 
See KZC 50.60.

1. Drive-in or drive-through facilities are prohibited.

.020 Any Retail Estab-
lishment, other than 
those specifically 
listed, limited or pro-
hibited in this zone, 
selling goods or pro-
viding services, 
excluding banking 
and related finan-
cial services

One per each 
350 sq. ft. of 
gross floor area. 
See KZC 50.60.

1. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. The sale, service and/or rental of motor vehicles, sailboats, motor 

boats, and recreational trailers; provided, that motorcycle sales, ser-
vice, or rental is permitted if conducted indoors.

c. Drive-in facilities and drive-through facilities.
2. Ancillary assembly and manufacture of goods on the premises of this use 

are permitted only if:
a. The assembled manufactured goods are directly related to and depen-

dent upon this use, and are available for purchase and removal from 
the premises.

b. The outward appearance and impacts of this use with ancillary assem-
bly or manufacturing activities must be no different from other retail 
uses.



(Revised 4/08) Kirkland Zoning Code
152.1

U S E  Z O N E  C H A R TSection 50.12  Zone
CBD-1

.025 Banking and 
Related Financial 
Services

D.R., 
Chapter 142 
KZC

None 0′ 0′ 0′ 100% 2 to 4 sto-
ries above 
each abut-
ting right-of-
way.

D E One per each 
350 sq. ft. of 
gross floor area. 
See KZC 50.60.

1. Drive-through facilities are permitted as an accessory use if:
a. The drive-through facility existed prior to January 1, 2004, OR the 

drive-through facility will replace a drive-through facility which existed 
on January 1, 2004, and which drive-through facility:
1) Was demolished to allow redevelopment of the site on which the 

primary use was located; and
2) Will serve the same business served by the replaced facility, even if 

that business moves to a new location; and
3) Does not result in a net increase in the number of drive-through 

lanes serving the primary use; and
b. The Public Works Department determines that vehicle stacking will not 

impede pedestrian or vehicular movement within the right-of-way, and 
that the facility will not impede vehicle or pedestrian visibility as vehi-
cles enter the sidewalk zone; and

c. The vehicular access lanes will not be located between the street and 
the buildings and the configuration of the facility and lanes is generally 
perpendicular to the street; and

d. Any replacement drive-through facility is reviewed and approved pur-
suant to Chapter 142 KZC for compliance with the following criteria:
1) The design of the vehicular access for any new drive-through facil-

ity is compatible with pedestrian walkways and parking access.
2) Disruption of pedestrian travel and continuity of pedestrian-oriented 

retail is limited by minimizing the width of the facility and associated 
curb-cuts.
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U S E  Z O N E  C H A R TSection 50.12

(Revised 4/08) Kirkland Zoning Code
152.2

 Zone
CBD-1

.030 Hotel or Motel D.R., 
Chapter 142 
KZC

None 0′ 0′ 0′ 100% 2 to 5 sto-
ries above 
each abut-
ting right-of-
way.

D E One for each 
room. See Spec. 
Reg. 2 and KZC 
50.60.

1. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. Vehicle and/or boat sale, repair, service or rental.
c. Drive-in facilities and drive-through facilities.

2. The parking requirement for hotel or motel use does not include parking 
requirements for ancillary meetings and convention facilities. Additional 
parking requirements for ancillary uses shall be determined on a case-by-
case basis.

.040 Entertainment, 
Cultural and/or 
Recreational Facility

2 to 4 sto-
ries above 
each abut-
ting right-of-
way.

See KZC 50.60 
and 105.25.
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(Revised 4/07) Kirkland Zoning Code
153

U S E  Z O N E  C H A R TSection 50.12  Zone
CBD-1

.060 Private Club or 
Lodge

D.R.,
Chapter 142 
KZC.

None 0′ 0′ 0′ 100% 2 to 4 sto-
ries above 
each abut-
ting right-of-
way.

D B See KZC 50.60 
and 105.25.

1. This use may be located on the street level floor of a building only if there 
is a retail space extending a minimum of 30 feet of the building depth 
between this use and the abutting right-of-way. The Planning Director may 
approve a reduction to the depth requirement for the retail space if the 
applicant demonstrates that the proposed configuration of the retail use 
provides an adequate dimension for a viable retail tenant and provides 
equivalent or superior visual interest and potential foot traffic as would 
compliance with the required dimension.

2. Ancillary assembly and manufacture of goods on premises may be permit-
ted as part of an office use if:
a. The ancillary assembled or manufactured goods are subordinate to 

and dependent on this office use; and
b. The outward appearance and impacts of this office use with ancillary 

assembly and manufacturing activities must be no different from other 
office uses.

3. The following regulations apply to veterinary offices only:
a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not permit-

ted.
c. Site must be designed so that noise from this use will not be audible off 

the subject property. A certification to this effect signed by an Acousti-
cal Engineer, must be submitted with the D.R. and building permit 
applications.

d. A veterinary office is not permitted if the subject property contains 
dwelling units.

.070 Office Use D One per each 
350 sq. ft. of 
gross floor area. 
See KZC 50.60.

.080 Stacked or Attached 
Dwelling Units

2 to 5 sto-
ries above 
each abut-
ting right-of-
way.

A 1.7 per unit. See 
KZC 50.60.

.090 School, Day-Care 
Center or Mini 
School or Day-Care 
Center

2 to 4 sto-
ries above 
each abut-
ting right-of-
way.

B See KZC 50.60 
and 105.25.

1. A six-foot-high fence is required along all property lines adjacent to out-
side play areas.

2. Structured play areas must be setback from all property lines by at least 
five feet.

3. Hours of operation may be limited by the City to reduce impacts on nearby 
residential uses.

4. An on-site passenger loading area may be required depending on the 
number of attendees and the extent of the abutting right-of-way improve-
ments.

5. These uses are subject to the requirements established by the Depart-
ment of Social and Health Services (WAC Title 388).
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U S E  Z O N E  C H A R TSection 50.12

(Revised 4/07) Kirkland Zoning Code
154

 Zone
CBD-1

.100 Assisted Living 
Facility
See Special Regula-
tion 3.

D.R., 
Chapter 142 
KZC.

None 0′ 0′ 0′ 100% 2 to 5 sto-
ries above 
each abut-
ting right-of-
way.

D A 1.7 per indepen-
dent unit.
1 per assisted 
living unit.
See KZC 50.60.

1. A facility that provides both independent dwelling units and assisted living 
units shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility 
use in order to provide a continuum of care for residents. If a nursing home 
use is included, the following parking standard shall apply to the nursing 
home portion of the facility:
a. One parking stall shall be provided for each bed.

3. This use may be located on the street level floor of a building only if there 
is a retail space extending a minimum of 30 feet of the building depth 
between this use and the abutting right-of-way. The Planning Director may 
approve a reduction to the depth requirement for the retail space if the 
applicant demonstrates that the proposed configuration of the retail use 
provides an adequate dimension for a viable retail tenant and provides 
equivalent or superior visual interest and potential foot traffic as would 
compliance with the required dimension.

.110 Public Utility, 
Government Facility, 
or Community 
Facility

2 to 4 sto-
ries above 
each abut-
ting right-of-
way.

D 
See 
Special 
Reg. 1.

B See KZC 50.60 
and 105.25.

1. Landscape Category B or C may be required depending on the type of use 
on the subject property and the impacts associated with the use on nearby 
uses.

.120 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for required 
review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 1 (Core Area) 

Pedestrian activity in the core area is to be enhanced. 

The core area should be enhanced as the pedestrian heart of Downtown Kirkland.  Land uses 
should be oriented to the pedestrian, both in terms of design and activity type.  Appropriate uses 
include retail, restaurant, office, residential, cultural, and recreational. 

Restaurants, delicatessens, and specialty retail shops, including fine apparel, gift shops, art 
galleries, import shops, and the like constitute the use mix and image contemplated in the Vision 
for Downtown.  These uses provide visual interest and stimulate foot traffic and thereby provide 
opportunities for leisure time strolling along Downtown walkways for Kirklanders and visitors alike. 

Drive-through facilities and ground-floor offices are prohibited. 

The desired pedestrian character and vitality of the core area requires the relatively intensive use of 
land and continuous compact retail frontage.  Therefore, automobile drive-through facilities should 
be prohibited.  Similarly, office uses should not be allowed to locate on the ground level.  These 
uses generally lack visual interest, generate little foot traffic, and diminish prime ground floor 
opportunities for the retail uses that are crucial to the ambiance and economic success of the core 
area. 

The attractiveness of the core area for pedestrian activity should be maintained and enhanced.  
Public and private efforts toward beautification of the area should be promoted.  Mitigation 
measures should be undertaken where land uses may threaten the quality of the pedestrian 
environment.  For example, in areas where take-out eating facilities are permitted, a litter 
surcharge on business licenses should be considered as a means to pay for additional trash 
receptacles or cleaning crews. 

The creation and enhancement of public open spaces is discussed. 

Public open spaces are an important component of the pedestrian environment.  They provide 
focal points for outdoor activity, provide refuge from automobiles, and stimulate foot traffic which in 
turn helps the retail trade.  The establishment and use of public spaces should be promoted.  
Surface parking lots should be eliminated in favor of structured parking. In the interim, their role as 
one form of open area in the Downtown should be improved with landscaped buffers adjacent to 
rights-of-way and between properties.  Landscaping should also be installed where rear sides of 
buildings and service areas are exposed to pedestrians. 

A high-priority policy objective should be for developers to include only enough parking stalls in 
their projects within the core area to meet the immediate need and to locate the majority of their 
parking in the core frame.  This approach would reserve the majority of core land area for 
pedestrian movement and uses and yet recognize that the adjacent core frame is within a very 
short walk. 



The City should generally avoid vacating alleys and streets in the core area.  The existing network 
of street and alleys provides a fine-grained texture to the blocks which allows service access and 
pedestrian shortcuts.  The small blocks also preclude consolidation of properties which might allow 
larger developments with less pedestrian scale.  Vacations may be considered when they will not 
result in increased building mass and there is a substantial public benefit.  Examples of public 
benefit might include superior pedestrian or vehicular linkages, or superior public open space. 
 

Comprehensive Plan/Downtown Plan 
Height and Design District Policies for CBD 1 (Design District 1) 

Maximum building height in Design District  1 is between two and five stories, 
depending on location and use. 

This district is bordered by Lake Street, Central Way, 3rd Street, and generally 1st Avenue South.  
When combined with District 2, this area corresponds to the core area as shown in Figure C3. 

The maximum building height in this area should be between two and five stories with no 
minimum setback from property lines.  Stories above the second story should be set back from the 
street.  To preserve the existing human scale of this area, development over two stories requires 
review and approval by the Design Review Board based on the priorities set forth in this plan. 

Buildings should be limited to two stories along all of Lake Street South to reflect the scale of 
development in Design District 2.  Along Park Lane west of Main Street, Third Street, and along 
Kirkland Avenue, a maximum height of two stories along street frontages will protect the existing 
human scale and pedestrian orientation.  Buildings up to three stories in height may be 
appropriate along Central Way to reflect the scale of development in Design District 8 and as an 
intermediate height where adequately set back from the street.  A continuous three-story street 
wall should be avoided by incorporating vertical and horizontal modulations into the design of 
buildings. 

The portions of Design District 1 designated as 1A in Figure C-5 should be limited to a maximum 
height of three stories. As an incentive to encourage residential use of upper floors and to 
strengthen the retail fabric of the Core Area, a fourth story of height may be allowed. This 
additional story may be considered by the Design Review Board for projects where at least two of 
the upper stories are residential, the total height is not more than four feet taller than the height 
that would result from an office project with two stories of office over ground floor retail, stories 
above the second story are set back significantly from the street and the building form is stepped 
back at the third and fourth stories to mitigate the additional building mass, and the project 
provides superior retail space at the street level. Rooftop appurtenances and related screening 
should not exceed the total allowed height, and should be integrated into the height and design of 
any peaked roofs or parapets. 

The portions of Design District 1 designated as 1B in Figure C-5 provide the best opportunities for 
new development that could contribute to the pedestrian fabric of the Downtown.  Much of the 
existing development in these areas consists of older auto-oriented uses defined by surface parking 



lots and poor pedestrian orientation.  To provide incentive for redevelopment and because these 
larger sites have more flexibility to accommodate additional height, a mix of two to four stories in 
height is appropriate.  East of Main Street, development should combine modulations in building 
heights with modulations of facade widths to break large buildings into the appearance of multiple 
smaller buildings.  South of Kirkland Avenue, building forms should step up from the north and 
west with the tallest portions at the base of the hillside to help moderate the mass of large 
buildings on top of the bluff.  Buildings over two stories in height should generally reduce the 
building mass above the second story. 

As with Design District 1A, an additional story of height may be appropriate in 1B to encourage 
residential use of the upper floors and to strengthen the retail fabric in the Core Area.  This 
additional story may be considered by the Design Review Board for projects where at least three of 
the upper stories are residential, the total height is not more than one foot taller than the height 
that would result from an office project with three stories of office over ground floor retail, stories 
above the second story are set back significantly from the street and the building form is stepped 
back at the at the third, fourth, and fifth stories to mitigate the additional building mass, and the 
project provides superior retail space at the street level.  Rooftop appurtenances and related 
screening should not exceed the total allowed height, and should be integrated into the height and 
design of any peaked roofs or parapets. 

Design considerations of particular importance in this area are those related to pedestrian scale 
and orientation.  Building design at the street wall should contribute to a lively, attractive, and safe 
pedestrian streetscape.  This should be achieved by the judicious placement of windows, multiple 
entrances, canopies, awnings, courtyards, arcades, and other pedestrian amenities.  Service 
areas, surface parking, and blank facades should be located away from the street frontage. 
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Marina Park
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Home Port

Marina Building
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Lake Street Mall

Marina Park
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CBD 2



50.14 User Guide. 
The charts in KZC 50.17 contain the basic zoning regulations that apply in the 
CBD 2 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

Section 50.15 – GENERAL REGULATIONS 
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this code may 

apply to the subject property. 
2. See KZC 50.20 for regulations regarding bulkheads and land surface 

modification. 
3. Along Lake Street South, north of Kirkland Avenue, buildings exceeding one 

story above Lake Street South shall demonstrate compliance with the 
Design Regulations of Chapter 92 KZC and all provisions of the Downtown 
Plan. Through Design Rev iew (D.R.) the City shall find that any allowance 
for additional height is clearly outweighed by identified public benefits such 
as through-block public pedestrian access or through-block view corridors 
(does not apply to Public Access Pier or Boardwalk and Moorage Facility for 
One or Two Boats uses). 

4. In no case shall the height exceptions identified in KZC 50.62 and 
115.60(2)(d) result in a structure which exceeds 28 feet above the abutting 
right-of-way (does not apply to Public Access Pier or Boardwalk, Moorage 
Facility for One or Two Boats uses and General Moorage Facility Uses). 

5. South of Second Avenue South, maximum height of structure is three stories 
above Lake Street South as measured at the midpoint of the frontage of the 
subject property on Lake Street South. Buildings exceeding two stories shall 
demonstrate compliance with the design regulations of Chapter 92 KZC and 
all provisions of the Downtown Plan (does not apply to Public Access Pier or 
Boardwalk and Moorage Facility for One or Two Boats uses). 

6. For purposes of measuring building height, if the subject property abuts more 
than one right-of-way, the applicant may choose which right-of-way shall be 
used to measure the allowed height of structure (does not apply to Public 
Access Pier or Boardwalk, Moorage Facility for One or Two Boats, and 
General Moorage Facility uses). 

7. May not use land waterward of the high waterline to determine lot size or to 
calculate allowable density. 

8. Development in this zone may also be regulated under the City’s Shoreline 
Master Program; consult that document. 

link to Section 50.17 table
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.010 A Retail 
Establishment, 
other than those 
specifically listed, 
limited, or 
prohibited in this 
zone, selling goods 
or providing 
services, including 
banking and 
related financial 
services

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 2 stories 
above the 
abutting 
right-of-way 
measured at 
the midpoint 
of the front-
age of the 
subject prop-
erty on each 
right-of-way.

D E One per each 
350 sq. ft. of 
gross floor 
area. See KZC 
50.60.

1. The following provisions, which supersede any conflicting provisions of this Chap-
ter, apply only if the subject property abuts or includes a portion of Lake Washing-
ton:
a. A high waterline yard equal in depth to the greater of 15 feet or 15 percent of the 

average parcel depth is hereby established on the subject property.
b. Balconies that are at least 15 feet above finished grade may extend up to four 

feet into the high waterline yard.
c. No structure, other than moorage structures, may be waterward of the high 

waterline. For regulation regarding moorages, see the moorage listings in this 
zone.

d. Must provide public pedestrian access from an adjoining right-of-way to and 
along the entire waterfront of the subject property within the high waterline yard. 
In addition, the City may require that part or all of the high waterline yard be 
developed as a public use area. The City shall require signs designating public 
pedestrian access and public use areas.

2. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. The sale, service and/or rental of motor vehicles, sailboats, motor boats, and rec-

reational trailers; provided, that motorcycle sales, service, or rental is permitted 
if conducted indoors.

c. Drive-in facilities and drive-through facilities.
3. Ancillary assembly and manufacture of goods on the premises of this use are per-

mitted only if:
a. The assembled or manufactured goods are directly related to and dependent 

upon this use, and are available for purchase and removal from the premises.
b. The outward appearance and impacts of this use with ancillary assembly or man-

ufacturing activities must be no different from other retail uses.
4. The parking requirement for hotel or motel use does not include parking require-

ments for ancillary meetings and convention facilities. Additional parking require-
ments for ancillary uses shall be determined on a case-by-case basis.

.020 Entertainment, 
Cultural and/or 
Recreational 
Facility

See KZC 50.60 
and 105.25.

.030 Hotel or Motel One for each 
room. See 
Special 
Regulation 4 
and KZC 50.60.

.040 Restaurant or 
Tavern

One per each 
125 sq. ft. of 
gross floor 
area. See KZC 
50.60.
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U S E  Z O N E  C H A R TSection 50.17  Zone
CBD-2

.050 School, Day-Care 
Center, or Mini 
School or Day-
Care Center

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 2 stories 
above the 
abutting 
right-of-way 
measured at 
the midpoint 
of the front-
age of the 
subject prop-
erty on each 
right-of-way.

D B See KZC 50.60 
and 105.25.

1. The following provisions, which supersede any conflicting provisions of this Chap-
ter, apply only if the subject property abuts or includes a portion of Lake Washing-
ton:
a. A high waterline yard equal in depth to the greater of 15 feet or 15 percent of the 

average parcel depth is hereby established on the subject property.
b. Balconies that are at least 15 feet above finished grade may extend up to four 

feet into the high waterline yard.
c. No structure, other than moorage structures, may be waterward of the high 

waterline. For regulations regarding moorages, see the moorage listings in this 
zone.

2. A six-foot-high fence is required along all property lines adjacent to outside play 
areas.

3. Structured play areas must be setback from all property lines by at least five feet.
4. Hours of operation may be limited by the City to reduce impacts on nearby resi-

dential uses.
5. An on-site passenger loading area may be required depending on the number of 

attendees and the extent of the abutting right-of-way improvements.
6. These uses are subject to the requirements established by the Department of 

Social and Health Services (WAC Title 388).
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 Zone
CBD-2

.060 Assisted Living 
Facility
See Special Regu-
lation 4.

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 2 stories 
above the 
abutting 
right-of-way 
measured at 
the midpoint 
of the front-
age of the 
subject prop-
erty on each 
right-of-way.

D A 1.7 per inde-
pendent unit.
1 per assisted 
living unit.
See KZC 50.60.

1. A facility that provides both independent dwelling units and assisted living units 
shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility use in 
order to provide a continuum of care for residents. If a nursing home use is 
included, the following parking standard shall apply to the nursing home portion of 
the facility:
a. One parking stall shall be provided for each bed.

3. The following provisions, which supersede any conflicting provisions of this Chap-
ter, apply only if the subject property abuts or includes a portion of Lake Washing-
ton:
a. A high waterline yard equal in depth to the greater of 15 feet or 15 percent of the 

average parcel depth is hereby established on the subject property.
b. Balconies that are at least 15 feet above finished grade may extend up to four 

feet into the high waterline yard.
c. No structure, other than moorage structures, may be waterward of the high 

waterline. For regulations regarding moorages, see the moorage listings in this 
zone.

d. Must provide public pedestrian access from an adjoining right-of-way to and 
along the entire waterfront of the subject property within the high waterline yard. 
In addition, the City may require that part or all of the high waterline yard be 
developed as a public use area. The City shall require signs designating public 
pedestrian access and public use areas.

4. This use may be located on the street level floor of a building only if there is a retail 
space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.
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U S E  Z O N E  C H A R TSection 50.17  Zone
CBD-2

.070 Private Club or 
Lodge

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 2 stories 
above the 
abutting 
right-of-way 
measured at 
the midpoint 
of the front-
age of the 
subject prop-
erty on each 
right-of-way.

D B See KZC 50.60 
and 105.25.

1. The following provisions, which supersede any conflicting provisions of this Chap-
ter, apply only if the subject property abuts or includes a portion of Lake Washing-
ton:
a. A high waterline yard equal in depth to the greater of 15 feet or 15 percent of the 

average parcel depth is hereby established on the subject property.
b. Balconies that are at least 15 feet above finished grade may extend up to four 

feet into the high waterline yard.
c. No structure, other than moorage structures, may be waterward of the high 

waterline. For regulations regarding moorages, see the moorage listings in this 
Zone.

d. Must provide public pedestrian access from an adjoining right-of-way to and 
along the entire waterfront of the subject property within the high waterline yard. 
In addition, the City may require that part or all of the high waterline yard be 
developed as a public use area. The City shall require signs designating public 
pedestrian access and public use areas.

2. Ancillary assembly and manufacture of goods on premises may be permitted as 
part of an office use if:
a. The ancillary assembled or manufactured goods are subordinate to and depen-

dent on this office use; and
b. The outward appearance and impacts of this office use with ancillary assembly 

and manufacturing activities must be no different from other office uses.
3. This use may be located on the street level floor of a building only if there is a retail 

space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

4. Veterinary offices are not permitted in this zone.

.080 Office Use D One per 350 
sq. ft. of gross 
floor area. See 
KZC 50.60.
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 Zone
CBD-2

.090 Stacked or 
Attached Dwelling 
Units

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 2 stories 
above the 
abutting 
right-of-way 
measured at 
the midpoint 
of the front-
age of the 
subject prop-
erty on each 
right-of-way.

D A 1.7 per unit. 
See KZC 50.60.

1. The following provisions, which supersede any conflicting provisions of this Chap-
ter, apply only if the subject property abuts or includes a portion of Lake Washing-
ton:
a. A high waterline yard equal in depth to the greater of 15 ft. or 15 percent of the 

average parcel depth is hereby established on the subject property.
b. Balconies that are at least 15 feet above finished grade may extend up to four 

feet into the high waterline yard.
c. No structure, other than moorage structures, may be waterward of the high 

waterline. For regulations regarding moorages, see the moorage listings in this 
Zone.

d. Must provide public pedestrian access from an adjoining right-of-way to and 
along the entire waterfront of the subject property within the high waterline yard. 
In addition, the City may require that part or all of the high waterline yard be 
developed as a public use area. The City shall require signs designating public 
pedestrian access and public use areas.

2. This use may be located on the street level floor of a building only if there is a retail 
space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

.100 Public Access Pier 
or Boardwalk

Landward of the 
high waterline

-- Pier decks 
may not be 
more than 24 
feet above 
mean sea 
level. Diving 
boards and 
similar fea-
tures may 
not be more 
than 3 feet 
above the 
deck.

-- See 
Spec. 
Reg. 
7.

-- 1. No accessory uses, buildings, or activities may be permitted as part of this use.
2. If a structure will extend waterward of the Inner Harbor Line, the applicant must 

obtain a lease from the Washington State Department of Natural Resources prior 
to proposing this use.

3. May not treat structures with creosote, oil base, or toxic substances.
4. Must provide at least one covered and secured waste receptacle.
5. All utility lines must be below the pier deck and, where feasible, underground.
6. Piers must be adequately lit; the source of the light must not be visible from off the 

subject property.
7. The pier or boardwalk must display the street address of the subject property. The 

address must be oriented to and visible from the lake with letters and numbers at 
least four inches high.

8. The side property line yards may be reduced for over water public access piers or 
boardwalks which connect with waterfront public access on adjacent property.

0′ 0′ 0′

Waterward of the 
high waterline

0′ 10′ 0′

See Special Regu-
lation 8.

S
ec

ti
o

n
 5

0.
17

USE

�

R
E

G
U

L
A

T
IO

N
S

 
DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

Required 
Review
Process

MINIMUMS MAXIMUMS

L
an

d
sc

ap
e

C
at

eg
o

ry
(S

ee
 C

h
. 9

5)
S

ig
n

 C
at

eg
o

ry
(S

ee
 C

h
. 1

00
)

Required
Parking 
Spaces

(See Ch. 105)
Special Regulations

(See also General Regulations)

Lot 
Size

REQUIRED 
YARDS

(See Ch. 115)

L
o

t 
C

o
ve

ra
g

e

Height of
Structure

�

Front Side Rear



(Revised 4/07) Kirkland Zoning Code
161

U S E  Z O N E  C H A R TSection 50.17  Zone
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.110 Moorage Facility 
for One or Two 
Boats

D.R., 
Chapter 
142 KZC.

None Landward of the 
high waterline

100% Pier decks 
may not be 
more than 24 
feet above 
mean sea 
level. Diving 
boards and 
similar fea-
tures may 
not be more 
than 3 feet 
above the 
deck.

-- See 
Spec. 
Reg. 
9.

See KZC 50.60 
and 105.25.

1. No accessory use, buildings, or activities are permitted as part of this use. Various 
accessory components are permitted as part of a General Moorage Facility. See 
that listing in this zone.

2. Moorage structures may not extend waterward beyond a point 150 feet from the 
high waterline. In addition, piers and docks may not be wider than is reasonably 
necessary to provide safe access to the boats, but not more than eight feet in width.

3. If moorage structures will extend waterward of the Inner Harbor Line, the applicant 
must obtain a lease from the Washington State Department of Natural Resources 
prior to proposing this use.

4. May not treat structures with creosote, oil-based, or toxic substances.
5. Moorage structures may not be closer than 25 feet to another moorage structure 

not on the subject property.
6. Must provide at least one covered and secured waste receptacle.
7. All utility lines must be below the pier deck and, where feasible, underground.
8. Piers must be adequately lit; the source of the light must not be visible from off the 

subject property.
9. Moorage structures must display the street address of the subject property. The 

address must be oriented to and visible from the lake, with letters and numbers at 
least four inches high.

10. Covered moorage is not permitted.
11. A high waterline yard equal in depth to the greater of 15 feet or 15 percent of the 

average parcel depth is hereby established on the subject property. No structure 
other than moorage structures may be within the high waterline yard.

0′ 0′ 0′

Waterward of the 
high waterline

0′ 10′ 0′

See Special Regu-
lation 5.
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 Zone
CBD-2

.120 General Moorage 
Facility

Process 
IIA, 
Chapter 
150 KZC, 
and D.R., 
Chapter 
142 KZC.

None, 
but must 
have at 
least 
100 ft. of 
frontage 
on Lake 
Wash- 
ington.

0′ 0′ 0′ 100% Landward of 
the high 
waterline, 2 
stories 
above aver-
age building 
elevation. 
Waterward 
of the high 
waterline, 
pier decks 
may not be 
more than 24 
feet above 
mean sea 
level. Diving 
boards and 
similar fea-
tures may 
not be more 
than 3 feet 
above the 
deck.

See 
Spec. 
Reg. 5.

B
See 
Spec. 
Reg. 
14.

See KZC 50.60 
and 105.25.

1. The City will determine the maximum allowable number of moorages based on the 
following factors:
a. The topography of the area.
b. The ability of the land waterward of the high waterline to support the moorages.
c. The nature of nearby uses.
d. The potential for traffic congestion.
e. The effect on existing habitats.

2. Moorage structures may not be larger than is reasonably necessary to provide safe 
and reasonable moorage for the boats to be moored. The City will specifically 
review the size and configuration of moorage structures to insure that:
a. The moorage structures do not extend waterward of the point necessary to pro-

vide reasonable draft for the boats to be moored, but not beyond the Outer Har-
bor Line.

b. The moorage structures are not larger than is necessary to moor the specified 
number of boats.

c. The moorage structures will not interfere with the public use and enjoyment of 
the water or create a hazard to navigation.

3. The following accessory components are allowed if approved through Process IIB, 
Chapter 152 KZC:
a. Gas and oil sale for boats, if:

1) Storage tanks are underground and on dry land; and
2) The use has facilities to contain and clean up oil and gas spills.

b. An over-water shed, which is no more than 50 square feet and not more than 10 
feet high as measured from the deck, accessory to oil and gas sale for boats.

c. Boat and motor sales and leasing.
d. Boat or motor repair and service if:

1) This activity is conducted on dry land and either totally within a building or 
totally sight screened from the adjoining property and the right-of-way; and

2) All dry land motor testing is conducted within a building.
e. Meeting and special events rooms.

4. Must provide public pedestrian access from an adjoining right-of-way to and along 
the entire waterfront of the subject property within the high waterline yard. In addi-
tion, the City may require that part or all of the high waterline yard be developed as 
a public use area. The City shall require signs designating public pedestrian access 
and public use areas.

5. The City may require the applicant to install a buffer between the subject property 
and adjoining property. The City will use the requirements of Chapter 95 as a guide 
for requiring a buffer.

REGULATIONS CONTINUED ON NEXT PAGE

See Spec. Reg 10.
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U S E  Z O N E  C H A R TSection 50.17  Zone
CBD-2

.120 General Moorage 
Facility
(continued)

6. At least one pump-out facility shall be provided for use by the general public. This 
facility must be easily accessible to the general public and clearly marked for public 
use.

7. Must provide public restrooms unless moorage is available only for the residents 
of dwelling units on the subject property.

8. If moorage structures will extend waterward of the Inner Harbor Line, the applicant 
must obtain a lease from the Washington State Department of Natural Resources 
prior to proposing this use.

9. May not treat moorage structures with creosote, oil-based, or toxic substances.
10. No moorage structure may be within:

a. 100 feet of a public park;
b. 50 feet of any abutting lot that contains a detached dwelling unit; and
c. 25 feet of another moorage structure not on the subject property.

11. Must provide at least two covered and secured waste receptacles.
12. All utility lines must be below the pier decks and, where feasible, underground.
13. Piers must be adequately lit; the source of the light must not be visible from off the 

subject property.
14. Moorage structures must display the street address of the subject property. The 

address must be oriented to and visible from the lake, with letters and numbers at 
least four inches high.

15. Covered moorage is not permitted. Aircraft moorage is not permitted.
16. A high waterline yard equal in depth to the greater of 15 feet or 15 percent of the 

average parcel depth is hereby established on the subject property. No structure 
other than moorage structures may be within the high waterline yard.

17. Balconies that are at least 15 feet above finished grade may extend up to four feet 
into the high waterline yard.

18. No structures, other than moorage structures, may be waterward of the high water-
line.
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U S E  Z O N E  C H A R TSection 50.17

(Revised 4/07) Kirkland Zoning Code
164

 Zone
CBD-2

.130 Public Utility D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 2 stories 
above the 
abutting 
right-of-way 
measured at 
the midpoint 
of the 
frontage of 
the subject 
property on 
each right-
of-way.

D B See KZC 50.60 
and 105.25.

1. May be permitted only if locating this use in the immediate area of subject property 
is necessary to permit efficient service to the area or the City as a whole.

2. No structures, other than moorage structures, may be waterward at the high water-
line. For regulations regarding moorages, see the moorage listings in this zone.

.140 Government 
Facility

.150 Community Facility

.160 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for 
required review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 2 (Core Area) 

Pedestrian activity in the core area is to be enhanced. 

The core area should be enhanced as the pedestrian heart of Downtown Kirkland.  Land uses 
should be oriented to the pedestrian, both in terms of design and activity type.  Appropriate uses 
include retail, restaurant, office, residential, cultural, and recreational. 

Restaurants, delicatessens, and specialty retail shops, including fine apparel, gift shops, art 
galleries, import shops, and the like constitute the use mix and image contemplated in the Vision 
for Downtown.  These uses provide visual interest and stimulate foot traffic and thereby provide 
opportunities for leisure time strolling along Downtown walkways for Kirklanders and visitors alike. 

Drive-through facilities and ground-floor offices are prohibited. 

The desired pedestrian character and vitality of the core area requires the relatively intensive use of 
land and continuous compact retail frontage.  Therefore, automobile drive-through facilities should 
be prohibited.  Similarly, office uses should not be allowed to locate on the ground level.  These 
uses generally lack visual interest, generate little foot traffic, and diminish prime ground floor 
opportunities for the retail uses that are crucial to the ambiance and economic success of the core 
area. 

The attractiveness of the core area for pedestrian activity should be maintained and enhanced.  
Public and private efforts toward beautification of the area should be promoted.  Mitigation 
measures should be undertaken where land uses may threaten the quality of the pedestrian 
environment.  For example, in areas where take-out eating facilities are permitted, a litter 
surcharge on business licenses should be considered as a means to pay for additional trash 
receptacles or cleaning crews. 

The creation and enhancement of public open spaces is discussed. 

Public open spaces are an important component of the pedestrian environment.  They provide 
focal points for outdoor activity, provide refuge from automobiles, and stimulate foot traffic which in 
turn helps the retail trade.  The establishment and use of public spaces should be promoted.  
Surface parking lots should be eliminated in favor of structured parking. In the interim, their role as 
one form of open area in the Downtown should be improved with landscaped buffers adjacent to 
rights-of-way and between properties.  Landscaping should also be installed where rear sides of 
buildings and service areas are exposed to pedestrians. 

A high-priority policy objective should be for developers to include only enough parking stalls in 
their projects within the core area to meet the immediate need and to locate the majority of their 
parking in the core frame.  This approach would reserve the majority of core land area for 
pedestrian movement and uses and yet recognize that the adjacent core frame is within a very 
short walk. 



The City should generally avoid vacating alleys and streets in the core area.  The existing network 
of street and alleys provides a fine-grained texture to the blocks which allows service access and 
pedestrian shortcuts.  The small blocks also preclude consolidation of properties which might allow 
larger developments with less pedestrian scale.  Vacations may be considered when they will not 
result in increased building mass and there is a substantial public benefit.  Examples of public 
benefit might include superior pedestrian or vehicular linkages, or superior public open space. 
 

Comprehensive Plan/Downtown Plan 
Height and Design District Policies for CBD 2 (Design District 2) 

 
One to three stories in building height above Central Way or Lake Street are 
appropriate in Design District 2, depending on location. 

This area is bordered by the shoreline, Central Way, Lake Street, and 3rd Avenue South.  This area 
serves as the link between Downtown and the Lake and helps define the traditional pedestrian-
oriented retail environment.  In addition, the existing low development allows public views of the 
Lake from many vantages around the Downtown and allows evening sun into the Downtown core.  
To emphasize this link and the traditional role, building heights in this area should remain low.  
Two stories above the street are appropriate along Central Way and south of Kirkland Avenue.  
Along Lake Street South between Kirkland Avenue and Central Way, buildings should be limited to 
one story above the street.  Two stories in height may be allowed in this area where the impacts of 
the additional height are offset by substantial public benefits, such as through-block public 
pedestrian access or view corridors.  Buildings over one story in this area should be reviewed by 
the Design Review Board for both design and public benefit considerations.  These benefits could 
also be provided with the development of the Lakeshore Plaza project identified in the Downtown 
Master Plan (see Figure C-4). Building occurring in conjunction with that project or thereafter 
should be reviewed in relation to the new context to determine whether two stories are appropriate. 
South of Second Avenue South, buildings up to three stories above Lake Street South are 
appropriate.  Buildings over two stories should be reviewed by the Design Review Board to ensure 
an effective transition along the street and properties to the south. 

As in District 1, pedestrian orientation is an equally important design consideration in District 2.  In 
addition, improvements related to the visual or physical linkage between building in this area and 
the lake to the west should be incorporated in building design. 

The public parking lot located near Marina Park at the base of Market Street is well suited for a 
parking structure of several levels, due to its topography.  Incentives should be developed to 
encourage the use of this site for additional public parking. 
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50.24 User Guide. 
The charts in KZC 50.27 contain the basic zoning regulations that apply in the 
CBD 3 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

Section 50.25 – GENERAL REGULATIONS 
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this code may 

apply to the subject property. 
2. No portion of a structure within 100 feet of the southerly boundary of 2nd 

Avenue South abutting Planned Area 6C may exceed 25 feet above 
average building elevation (does not apply to Detached Dwelling Unit uses). 

3. Site and building design must include installation of pedestrian linkages 
consistent with the major pedestrian routes in the Downtown Plan chapter of 
the Comprehensive Plan (does not apply to Detached Dwelling Unit uses). 

link to Section 50.27 table



U S E  Z O N E  C H A R TSection 50.27

(Revised 12/04) Kirkland Zoning Code
170
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CBD-3
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.010 Entertainment,  
Cultural, and/or 
Recreational 
Facility

D.R., 
Chapter 
142 KZC.

None  20′
See 
Spec. 
Reg. 
4.

0′ 0′ 80%
See 
Spec. 
Reg. 
4.

3 stories above 
average building
elevation.

D
See 
Spec. 
Reg. 3.

E See KZC 
105.25.

1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. The parking requirement for hotel or motel use does not include parking require-
ments for ancillary meetings and convention facilities. Additional parking 
requirements for ancillary uses shall be determined on a case-by-case basis.

3. Landscape Category B is required if the subject property is adjacent to Planned 
Areas 6C, 6D, or 6J.

4. The required front yard for this use shall be zero feet for one story at street level. 
No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 per-
cent.

.020 Hotel or Motel One for each 
room. See 
Spec. Reg. 2. 

.030 Restaurant or 
Tavern

One per each 
125 sq. ft. of 
gross floor 
area.

1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. Drive-in facilities and drive-through facilities are not permitted in this zone.
3. Landscape Category B is required if the subject property is adjacent to Planned 

Areas 6C, 6D, or 6J.
4. The required front yard for this use shall be zero eet for one story at street level. 

No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 per-
cent.



(Revised 4/08) Kirkland Zoning Code
171

U S E  Z O N E  C H A R TSection 50.27  Zone
CBD-3

.040 Any Retail 
Establishment, 
other than those 
specifically listed, 
limited, or 
prohibited in this 
zone, selling 
goods or 
providing 
services 
including banking 
and related 
financial services

D.R., 
Chapter 
142 KZC.

None 20′
See 
Spec. 
Reg. 
5.

0′ 0′ 80%
See 
Spec. 
Reg. 
5.

3 stories above 
average building 
elevation.

D
See 
Spec. 
Reg. 4.

E One per each 
350 sq. ft. of 
gross floor 
area.

1. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. The sale, service and/or rental of motor vehicles, sailboats, motor boats, and 

recreational trailers; provided, that motorcycle sales, service, or rental is per-
mitted if conducted indoors.

c. Drive-in facilities and drive-through facilities.
2. Primary vehicular access to the subject property may not be directly from Sec-

ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

3. Ancillary assembly and manufacture of goods on the premises of this use are 
permitted only if:
a. The assembled or manufactured goods are directly related to and dependent 

upon this use, and are available for purchase and removal from the premises.
b. The outward appearance and impacts of this use with ancillary assembly or 

manufacturing activities must be no different from other retail uses.
4. Landscape Category B is required if the subject property is adjacent to Planned 

Areas 6C, 6D, or 6J.
5. The required front yard for this use shall be zero feet for one story at street level. 

No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 per-
cent.
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U S E  Z O N E  C H A R TSection 50.27

(Revised 4/08) Kirkland Zoning Code
172

 Zone
CBD-3

.050 Private Lodge or 
Club
See Spec. Reg. 
3.

D.R., 
Chapter 
142 KZC.

None 20′
See 
Spec. 
Reg. 
4.

0′ 0′ 80% 3 stories above 
average building 
elevation.

D
See 
Spec. 
Reg. 2.

B See KZC 
105.25.

1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. Landscape Category C is required if the subject property is adjacent to Planned 
Areas 6C, 6D, or 6J.

3. This use may be located on the street level floor of a building only if there is a 
retail space extending a minimum of 30 feet of the building depth between this 
use and the abutting right-of-way. The Planning Director may approve a reduc-
tion to the depth requirement for the retail space if the applicant demonstrates 
that the proposed configuration of the retail use provides an adequate dimen-
sion for a viable retail tenant and provides equivalent or superior visual interest 
and potential foot traffic as would compliance with the required dimension. This 
special regulation shall not apply along portions of State Street and Second 
Avenue South not designated as pedestrian-oriented streets.

4. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.
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(Revised 4/08) Kirkland Zoning Code
173

U S E  Z O N E  C H A R TSection 50.27  Zone
CBD-3

.060 Office Use
See Spec. Reg. 
5.

D.R., 
Chapter 
142 KZC.

None 20′
See 
Spec. 
Reg. 
6.

0′ 0′ 80% 3 stories above 
average building 
elevation.

D
See 
Spec. 
Reg. 4.

D One per each 
350 sq. ft. of 
gross floor 
area.

1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. The following regulations apply to veterinary offices only:
a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not permitted.
c. Site must be designed so that noise from this use will not be audible off the 

subject property. A certification to this effect, signed by an Acoustical Engi-
neer, must be submitted with the D.R. and building permit applications.

d. A veterinary office is not permitted if the subject property contains dwelling 
units.

3. Ancillary assembly and manufacture of goods on the premises of this use are 
permitted only if:
a. The assembled or manufactured goods are directly related to and dependent 

upon this use, and are available for purchase and removal from the premises.
b. The outward appearance and impacts of this use with ancillary assembly or 

manufacturing activities must be no different from other retail uses.
4. Landscape Category C is required if the subject property is adjacent to Planned 

Areas 6C, 6D, or 6J.
5. This use may be located on the street level floor of a building only if there is a 

retail space extending a minimum of 30 feet of the building depth between this 
use and the abutting right-of-way. The Planning Director may approve a reduc-
tion to the depth requirement for the retail space if the applicant demonstrates 
that the proposed configuration of the retail use provides an adequate dimension 
for a viable retail tenant and provides equivalent or superior visual interest and 
potential foot traffic as would compliance with the required dimension. This spe-
cial regulation shall not apply along portions of State Street and Second Avenue 
South not designated as pedestrian-oriented streets.

6. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.
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U S E  Z O N E  C H A R TSection 50.27

(Revised 4/08) Kirkland Zoning Code
174

 Zone
CBD-3

.070 Stacked or 
Attached 
Dwelling Units
See Spec. Reg. 
1.

D.R., 
Chapter 
142 KZC.

None 20′
See 
Spec. 
Reg. 
2.

0′ 0′ 80% 3 stories above 
average building 
elevation.

D A 1.7 per unit. 1. This use may be located on the street level floor of a building only if there is a 
retail space extending a minimum of 30 feet of the building depth between this 
use and the abutting right-of-way. The Planning Director may approve a reduc-
tion to the depth requirement for the retail space if the applicant demonstrates 
that the proposed configuration of the retail use provides an adequate dimension 
for a viable retail tenant and provides equivalent or superior visual interest and 
potential foot traffic as would compliance with the required dimension. This spe-
cial regulation shall not apply along portions of State Street and Second Avenue 
South not designated as pedestrian-oriented streets.

2. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

.080 Detached 
Dwelling Units

None 3,000 
sq. ft.

20′ 5′ 10′ 70% If adjoining a low 
density zone, 
then 25′ above 
average building 
elevation. Other-
wise, 30′ above 
average building 
elevation.

D A 2.0 per unit. 1. For this use, only one dwelling unit may be on each lot regardless of size.
2. This use may only be located west of State Street.
3. Chapter 115 KZC contains regulations regarding home occupations and other 

accessory uses, facilities, and activities associated with this use.
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(Revised 4/07) Kirkland Zoning Code
175

U S E  Z O N E  C H A R TSection 50.27  Zone
CBD-3

.090 Church D.R.,
Chapter 
142 KZC.

None 20′
See 
Spec. 
Reg. 
4.

0′ 0′ 80% 3 stories above
average building
elevation.

D
See 
Spec. 
Reg. 3.

B One per every 
four people 
based on maxi-
mum occu-
pancy of any 
area of worship. 
See Spec. Reg. 
2.

1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. No parking is required for day-care or school ancillary to the use.
3. Landscape Category C is required if the subject property is adjacent to Planned 

Areas 6C, 6D, or 6J.
4. Ground floor porches and similar entry features may encroach into the required 

front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

.100 School, Day-
Care Center, or 
Mini-School or 
Day-Care Center

20′
See 
Spec. 
Reg. 
7.

D See KZC 
105.25.

1. A six-foot-high fence is required along all property lines adjacent to outside play 
areas.

2. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

3. Structured play areas must be setback from all property lines by at least five feet.
4. Hours of operation may be limited by the City to reduce impacts on nearby res-

idential uses.
5. An on-site passenger loading area may be required depending on the number 

of attendees and the extent of the abutting right-of-way improvements.
6. These uses are subject to the requirements established by the Department of 

Social and Health Services (WAC Title 388).
7. Ground floor porches and similar entry features may encroach into the required 

front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.
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U S E  Z O N E  C H A R TSection 50.27

(Revised 4/07) Kirkland Zoning Code
176

 Zone
CBD-3

.110 Assisted Living 
Facility
See Special Reg-
ulation 3.

D.R., 
Chapter 
142 KZC.

None 20′ 0′ 0′ 80% 3 stories above 
average building 
elevation.

D A 1.7 per inde-
pendent unit.
1 per assisted 
living unit.

1. A facility that provides both independent dwelling units and assisted living units 
shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility use in 
order to provide a continuum of care for residents. If a nursing home use is 
included, the following parking standard shall apply to the nursing home portion 
of the facility:
a. One parking stall shall be provided for each bed.

3. This use may be located on the street level floor of a building only if there is a 
retail space extending a minimum of 30 feet of the building depth between this 
use and the abutting right-of-way. The Planning Director may approve a reduc-
tion to the depth requirement for the retail space if the applicant demonstrates 
that the proposed configuration of the retail use provides an adequate dimen-
sion for a viable retail tenant and provides equivalent or superior visual interest 
and potential foot traffic as would compliance with the required dimension. This 
special regulation shall not apply along portions of State Street and Second 
Avenue South not designated as pedestrian-oriented streets.

4. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

.120 Public Utility 20′
See 
Spec. 
Reg. 
3.

C
See 
Special 
Reg. 1.

1. Landscape Category A or B may be required depending on the type of use on 
the subject property and the impacts associated with the use on nearby uses.

2. Landscape Category C is required if the subject property is adjacent to Planned 
Areas 6C, 6D, or 6J.

3. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

.130 Government 
Facility or 
Community 
Facility

D
See 
Special 
Regs. 1 
and 2.

.140 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for 
required review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 3 (South Core Frame) 

Retail, office, and office/multifamily mixed-use projects are suitable for the South Core 
Frame. 

The South Core Frame immediately abuts the southern boundary of the core area.  This area is suitable for 
retail, office, and office/multifamily mixed-use projects. 

Public parking may be provided in the South Core Frame. 

The South Core Frame, like the Northwest Core Frame, presents an excellent opportunity for the 
development of close-in public parking.  Developers should be allowed to include surplus public parking in 
their projects in this area or to accommodate private parking “transferred” from the core or funded by “fee-
in-lieu” or other municipal source. 

The western half of the South Core Frame should develop more intensively than the eastern half of this 
area, due to its proximity to the Downtown core.  The vacation of 1st Avenue South, west of 2nd Street 
South, and 1st Street South should be considered as a means of concentrating more intensive development 
to the west. 
 
Mitigation measures to reduce impacts on single-family residences may be required. 
 
As this area lies just north of an established single-family neighborhood, mitigation measures may be 
required to minimize the impacts of any new nonresidential development on these single-family homes.  
These measures may include the restriction of vehicle access to projects within the South Core Frame to 
nonresidential streets.  Public improvements, such as physical barriers to restrict traffic flow in these areas, 
may be considered.  The architectural massing of projects in this area should be modulated both 
horizontally and vertically to reduce their visual bulk and to reflect the topography which presently exists 
 

Comprehensive Plan/Downtown Plan 
Height and Design District Policies for CBD 3 (Design District 3) 

Maximum building height is three stories in Design Districts 3 and 7. 

These districts are east of 3rd Street, north of Central Way, and south of Peter Kirk Park.  Maximum 
building height should be three stories, with a minimum front yard setback of 20 feet and maximum lot 
coverage of 80 percent.  Lower portions of projects with a pedestrian orientation should be allowed to 
encroach into the setbacks to stimulate pedestrian activity and links to eastern portions of the Downtown.  
Street trees and ground cover are appropriate along Kirkland Avenue and Central Way.  By keeping 
structures in this area relatively low-rise and set back from the street, views from upland residences can be 
preserved and the openness around Peter Kirk Park enhanced. 

In Design District 3, the restriction of access points to nonresidential streets may be necessary in order to 
prevent a negative impact of development in this area on the single-family enclave which exists to the south. 
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50.29 User Guide. 
The charts in KZC 50.32 contain the basic zoning regulations that apply in the 
CBD 4 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

Section 50.30 – GENERAL REGULATIONS
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this code may 

apply to the subject property. 
2. Structures east of Second Street South shall be set back 10 feet from Second 

Avenue South (does not apply to Detached Dwelling Unit and Public Park 
uses). 

3. Ground floor porches and similar entry features may encroach into the 
required front yard, provided the total horizontal dimensions of such 
elements may not exceed 25 percent of the length of the facade of the 
structure (does not apply to Public Park uses). 

4. Maximum height of structure is 55.4 feet above average building elevation 
west of Second Street South, including any adjacent structure in CBD-1 
west of 2nd Street South developed with a structure in this zone. 

5. No portion of a structure within 100 feet of the southerly boundary of Second 
Avenue South abutting Planned Area 6C shall exceed 35 feet. No portion of 
a structure within 40 feet of First Avenue South shall exceed 3 stories (does 
not apply to Detached Dwelling Unit uses). 

6. Development shall not isolate any existing detached dwelling unit in this zone 
(does not apply to Detached Dwelling Unit and Public Park uses). 

link to Section 50.32 table
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.010 Restaurant or 
Tavern

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 4 stories above 
average build-
ing elevation or 
existing grade. 

D
See Spec. 
Reg. 3.

E One per each 125 
sq. ft. of gross 
floor area. 

1. No aspect or component of this use, including open dining areas, may be ori-
ented towards Second Avenue South.

2. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

3. Landscape Category B is required if subject property is adjacent to Planned 
Area 6C.

4. Drive-in or drive-through facilities are prohibited.

.020 Entertainment, 
Cultural or 
Recreational 
Facility

 D
See Spec. 
Reg. 4.

See KZC 50.60 
and 105.25.

1. No aspect or component of this use, including hotel/motel rooms and open 
dining areas, may be oriented toward Second Avenue South.

2. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

3. The parking requirement for hotel or motel use does not include parking re-
quirements for ancillary meetings and convention facilities. Additional parking 
requirements for ancillary uses shall be determined on a case-by-case basis.

4. Landscape Category B is required if subject property is adjacent to Planned 
Area 6C.

.030 Hotel or Motel One for each 
room. See Spec. 
Reg. 3.

.040 Any Retail 
Establishment, 
other than those 
specifically listed, 
limited, or 
prohibited in this 
zone, selling 
goods or 
providing 
services including 
banking and 
related financial 
services.

One per each 350 
sq. ft. of gross 
floor area.

1. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. The sale, service and/or rental of motor vehicles, sailboats, motor boats, 

and recreational trailers; provided, that motorcycle sales, service, or rental 
is permitted if conducted indoors.

c. Drive-in facilities and drive-through facilities.
2. Primary vehicular access to the subject property may not be directly from Sec-

ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

3. Ancillary assembly and manufacture of goods on the premises of this use are 
permitted only if:
a. The assembled or manufactured goods are directly related to and depen-

dent upon this use and are available for purchase and removal from the pre-
mises.

b. The outward appearance and impacts of this use with ancillary assembly 
or manufacturing activities must be no different from other retail uses.

4. Landscape Category B is required if subject property is adjacent to Planned 
Area 6C.



(Revised 4/08) Kirkland Zoning Code
179

U S E  Z O N E  C H A R TSection 50.32  Zone
CBD-4

.050 Private Lodge or 
Club

D.R., 
Chapter 
142 KZC.

None 10′ 0′ 0′ 100% 4 stories above 
average build-
ing elevation or 
existing grade. 

D
See Spec. 
Reg. 2.

B See KZC 105.25. 1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. Landscape Category C is required if subject property is adjacent to Planned 
Area 6C.

.060 Office Use D
See Spec. 
Reg. 4.

D One per each 350 
sq. ft. of gross 
floor area.

1. The following regulations apply to veterinary offices only:
a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not permitted.
c. Site must be designed so that noise from this use will not be audible off the 

subject property. A certification to this effect, signed by an Acoustical Engi-
neer, must be submitted with the D.R. and building permit applications.

d. A veterinary office is not permitted if the subject property contains dwelling 
units.

2. Ancillary assembly and manufacture of goods on premises may be permitted 
as part of an office use if:
a. The ancillary assembled or manufactured goods are subordinate to and 

dependent on this office use; and
b. The outward appearance and impacts of this office use with ancillary 

assembly and manufacturing activities must be no different from other 
office uses.

3. Primary vehicle access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

4. Landscape Category C is required if subject property is adjacent to Planned 
Area 6C.

.070 Church D
See Spec. 
Reg. 3.

B One per every 4 
people based on 
maximum occu-
pancy load of any 
area of worship. 
See Spec. Reg. 2.

1. Primary vehicular access to the subject property may not be directly from Sec-
ond Avenue South between Second Street South and State Street unless no 
other alternative exists.

2. No parking is required for daycare or school ancillary to the use.
3. Landscape Category C is required if subject property is adjacent to Planned 

Area 6C.

.080 Stacked or 
Attached 
Dwelling Units

D
See Spec. 
Reg. 1.

A 1.7 per unit. 1. Landscape Category C is required if subject property is adjacent to Planned 
Areas 6C.

S
ec

ti
o

n
 5

0.
32

USE

�

R
E

G
U

L
A

T
IO

N
S

 

DIRECTIONS: FIRST, read down to find use...THEN, across for REGULATIONS

Required
 Review
Process

MINIMUMS MAXIMUMS

L
an

d
sc

ap
e

C
at

eg
o

ry
(S

ee
 C

h
. 9

5)

S
ig

n
 C

at
eg

o
ry

(S
ee

 C
h

. 1
00

)

Required
Parking 
Spaces

(See Ch. 105)
Special Regulations

(See also General Regulations)

Lot 
Size

REQUIRED 
YARDS

(See Ch. 115)

L
o

t 
C

o
ve

ra
g

e

Height of
Structure

�

Front Side Rear



U S E  Z O N E  C H A R TSection 50.32

(Revised 4/08) Kirkland Zoning Code
180

 Zone
CBD-4

.090 School, Day-Care 
or Mini-School or 
Day-Care Center

D.R., 
Chapter 
142 KZC.

None 10′ 0′ 0′ 100% 4 stories above 
average build-
ing elevation of 
existing grade.

D B See KZC 105.25. 1. A six-foot-high fence is required along all property lines adjacent to outside 
play areas.

2. Primary vehicular access to the subject property may not be directly from 
Second Avenue South between Second Street South and State Street unless 
no other alternative exists.

3. Structured play areas must be setback from all property lines by at least five 
feet.

4. Hours of operation may be limited by the City to reduce impacts on nearby 
residential uses.

5. An on-site passenger loading area may be required depending on the num-
ber of attendees and the extent of the abutting right-of-way improvements.

6. These uses are subject to the requirements established by the Department of 
Social and Health Services (WAC Title 388).

.100 Assisted Living 
Facility

D
See Spec. 
Reg. 3.

A 1.7 per indepen-
dent unit.
1 per assisted liv-
ing unit.

1. A facility that provides both independent dwelling units and assisted living 
units shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility use 
in order to provide a continuum of care for residents. If a nursing home use 
is included, the following parking standard shall apply to the nursing home 
portion of the facility:
a. One parking stall shall be provided for each bed.

3. Landscape Category C is required if subject property is adjacent to Planned 
Area 6C.

.110 Detached 
Dwelling Units

None 3,600 
sq. ft.

20′ 5′ 10′ 60% If adjoining a 
low density 
zone, then 25′ 
above average 
building eleva-
tion. Otherwise, 
30′ above build-
ing elevation.

E A 2.0 per unit. 1. For this use, only one dwelling unit may be on each lot regardless of lot size.
2. Chapter 115 KZC contains regulations regarding home occupations and 

other accessory uses, facilities, and activities associated with this use.

.120 Public Utility, 
Government 
Facility, or Com-
munity Facility

D.R., 
Chapter 
142 KZC.

None 10′ 0′ 0′ 100% 4 stories above 
average build-
ing elevation of 
existing grade.

D
See Spec. 
Reg. 1

B See KZC 105.25. 1. Landscape Category C is required if subject property is adjacent to Planned 
Area 6C. Landscape Category A or B may be required depending on the type 
of use on the subject property and impacts associated with the use on nearby 
uses.

.130 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for required 
review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 4 (South Core Frame) 

Retail, office, and office/multifamily mixed-use projects are suitable for the South Core 
Frame. 

The South Core Frame immediately abuts the southern boundary of the core area.  This area is suitable for 
retail, office, and office/multifamily mixed-use projects. 

Public parking may be provided in the South Core Frame. 

The South Core Frame, like the Northwest Core Frame, presents an excellent opportunity for the 
development of close-in public parking.  Developers should be allowed to include surplus public parking in 
their projects in this area or to accommodate private parking “transferred” from the core or funded by “fee-
in-lieu” or other municipal source. 

The western half of the South Core Frame should develop more intensively than the eastern half of this 
area, due to its proximity to the Downtown core.  The vacation of 1st Avenue South, west of 2nd Street 
South, and 1st Street South should be considered as a means of concentrating more intensive development 
to the west. 
 
Mitigation measures to reduce impacts on single-family residences may be required. 
 
As this area lies just north of an established single-family neighborhood, mitigation measures may be 
required to minimize the impacts of any new nonresidential development on these single-family homes.  
These measures may include the restriction of vehicle access to projects within the South Core Frame to 
nonresidential streets.  Public improvements, such as physical barriers to restrict traffic flow in these areas, 
may be considered.  The architectural massing of projects in this area should be modulated both 
horizontally and vertically to reduce their visual bulk and to reflect the topography which presently exists 
 

Comprehensive Plan/Downtown Plan 
Height and Design District Policies for CBD 4 (Design District 4) 

Maximum building height to be four stories. 

This district is located south of 1st Avenue South, east of 1st Street South.  Land in this area is appropriate 
for developments of four stories in height. 

The method for calculating building height should be modified for this area as described in the discussion of 
height calculation for structures in District  8.  The opportunity to take advantage of substantial grade 
changes with terraced building forms also exists in the western half of District  4. 

Vehicular circulation will be an important consideration in project design in this area.  The restriction of 
access points to nonresidential streets in order to prevent a negative impact of development in this area on 
the single-family enclave which exists to the south may be necessary. 
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50.39 User Guide. 
The charts in KZC 50.42 contain the basic zoning regulations that apply in the 
CBD 6 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

50.40 – GENERAL REGULATIONS
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this Code may 

apply to the subject property. 
2. The entire zone must be physically integrated both in site and building design. 

In addition, the design and development of the subject property must provide 
pedestrian linkage through this zone and between Central Way and areas to 
the north of this zone, consistent with the major pedestrian routes in the 
Downtown Plan chapter of the Comprehensive Plan. 

3. The City may require that areas of the northeastern and southeastern portions 
of the subject property be developed with pedestrian scale amenities and 
landscaping to enhance the entryway into the Central Business District.  

link to Section 50.42 table
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.010 Restaurant or 
Tavern
See Spec. Reg, 1.

D.R., 
Chapter 
142 KZC.

None    20′  10′  10′ 80% 4 stories 
above aver-
age building 
elevation.

D
See 
Spec. 
Reg. 4.

E One per each 
125 sq. ft. of 
gross floor area.

1. These uses are only permitted south of Sixth Avenue. Subterranean parking for 
these uses may be located north of 6th Avenue; provided, that the parking struc-
tures are not visible from 7th Avenue or 5th Street north of 6th Avenue.

2. Vehicular access for these uses and components of these uses, including sub-
terranean parking must be on Central Way or Fifth or Sixth Streets south of Sixth 
Avenue. The applicant may be required to install traffic diverters or employ other 
mechanisms to direct nonresidential traffic associated with subject property away 
from areas north of Sixth Avenue.

3. Access for drive-through facilities must be approved by the Public Works Depart-
ment.

4. Landscape Category C is required if the subject property is located adjacent to 
the RS 5.0, or Planned Areas 7B or 7C zones.

5. The required front yard for this use shall be zero feet from Central Way for one 
or two stories. No parking may encroach into the required 20-foot front yard.

See Spec. Reg. 5.



(Revised 4/07) Kirkland Zoning Code
184.1

U S E  Z O N E  C H A R TSection 50.42  Zone
CBD-6

.030 Any Retail 
Establishment, 
other than those 
specifically listed, 
limited or 
prohibited in this 
Zone, selling 
goods or providing 
services, including 
banking and 
related financial 
services.
See Spec. Regs. 1 
and 2.

D.R., 
Chapter 
142 KZC.

None    20′  10′  10′ 80% 4 stories 
above aver-
age building 
elevation.

D
See 
Spec. 
Reg. 6.

E One per each 
350 sq. ft. of 
gross floor area.

1. These uses are only permitted south of Sixth Avenue. Subterranean parking for 
these uses may be located north of 6th Avenue provided that the parking struc-
tures are not visible from 7th Avenue or 5th Street north of 6th Avenue.

2. The sale, service and/or rental of motor vehicles, sailboats, motor boats, and rec-
reational trailers is not permitted. Motorcycle sales, service, or rental is permitted 
if conducted indoors.

3. Vehicular access for these uses and components of these uses, including sub-
terranean parking, must be on Central Way or Fifth or Sixth Streets south of Sixth 
Avenue. The applicant may be required to install traffic diverters or employ other 
mechanisms to direct nonresidential traffic associated with subject property away 
from areas north of Sixth Avenue.

4. Ancillary assembly and manufacture of goods on premises may be permitted as 
part of a retail establishment if:
a. The assembled or manufactured goods are directly related to and dependent 

upon this use, and are available for purchase and removal from the premises.
b. The outward appearance and impacts of this use with ancillary assembly or 

manufacturing activities must be no different from other retail uses.
5. Access for drive-through facilities must be approved by the Public Works Depart-

ment.
6. Landscape Category C is required if the subject property is located adjacent to 

the RS 5.0, or Planned Areas 7B or 7C zones.
7. The parking requirement for hotel or motel use does not include parking require-

ments for ancillary meetings and convention facilities. Additional parking require-
ments for ancillary uses shall be determined on a case-by-case basis.

8. The required front yard for this use shall be zero feet from Central Way for one 
or two stories. No parking may encroach into the required 20-foot front yard.

See Spec. Reg. 8.

.040 Hotel or Motel.
See Spec. Reg, 1.

One for each 
room. See 
Spec. Reg. 7.

.050 Entertainment, 
Cultural and/or 
Recreational 
Facility.
See Spec. Reg, 1.

See KZC 
105.25.
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Kirkland Zoning Code
185

U S E  Z O N E  C H A R TSection 50.42  Zone
CBD-6

.060 Office Use
See Special 
Regulation 1.

D.R., 
Chapter 
142 KZC.

None    20′  10′  10′ 80% 4 stories 
above aver-
age building 
elevation.

D
See
Spec. 
Reg. 5.

D One per each 
350 sq. ft. of 
gross floor area.

1. These uses are only permitted south of Sixth Avenue. Subterranean parking for 
these uses may be located north of 6th Avenue provided that the parking struc-
tures are not visible from 7th Avenue or 5th Street north of 6th Avenue.

2. Veterinary offices are not permitted in this zone.
3. Vehicular access for this uses and components of this use, including subterra-

nean parking, must be on Central Way or Fifth or Sixth Streets south of Sixth Ave-
nue. The applicant may be required to install traffic diverters or employ other 
mechanisms to direct nonresidential traffic associated with subject property 
away from areas north of Sixth Avenue.

4. Ancillary assembly and manufacture of goods on premises may be permitted as 
part of an office use if:
a. The ancillary assembled or manufactured goods are subordinate to and 

dependent upon this office use; and
b. The outward appearance and impacts of this office use with ancillary assem-

bly or manufacturing activities must be no different from other office uses.
5. Landscape Category C is required if the subject property is located adjacent to 

the RS 5.0, or Planned Areas 7B or 7C zones.
6. Ground floor porches and similar entry features may encroach into the required 

front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

See Special 
Regulation 6.

.070 Private Club or 
Lodge
See Special
Regulation 1.

B See KZC 
105.25.
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U S E  Z O N E  C H A R TSection 50.42

Kirkland Zoning Code
186

 Zone
CBD-6

.080 Stacked, or 
Attached Dwelling 
Units
See Special 
Regulation 1.

D.R., 
Chapter 
142 KZC.

None  20′  10′  10′ 80% 4 stories 
above aver-
age building 
elevation. 
See also 
Special Reg-
ulation 3.

D
See 
Spec. 
Reg. 4.

A 1.7 per unit. 1. Along Central Way, this use is only permitted above the ground floor.
2. For any portion of a structure on the subject property within 40 feet of Seventh 

Avenue or Fifth Street north of Sixth Avenue that does not exceed 30 feet in 
height above average building elevation, the minimum required side yards are 
five feet but two side yards must equal at least 15 feet.

3. No portion of a structure on the subject property within 40 feet of Seventh Avenue 
may exceed 25 feet above the elevation of Seventh Avenue as measured from 
at the midpoint of the frontage of the subject property on Seventh Avenue. No 
portion of a structure on the subject property within 40 feet of Fifth Street north 
of Sixth Avenue may exceed 30 feet above the elevation of Fifth Street, as mea-
sured at the midpoint of the frontage of the subject property on Fifth Street.

4. Landscape Category C is required if the subject property is located adjacent to 
the RS 5.0, or Planned Areas 7B or 7C zones.

5. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

6. Along Seventh Avenue, buildings shall be designed with predominantly sloped 
roof forms.

7. Within 40 feet of Seventh Avenue, the maximum length of any facade is 50 feet 
and a minimum 50 percent of this area shall be open space.

See Special 
Regulations 2 and 5.
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Kirkland Zoning Code
187

U S E  Z O N E  C H A R TSection 50.42  Zone
CBD-6

.090 School, Day-care, 
or Mini-School or 
Day-care Center

D.R., 
Chapter 
142 KZC.

None  20′ 10′ 10′ 80% 4 stories 
above aver-
age building 
elevation. 
See also 
Special Reg-
ulation 2.

D
See
Spec. 
Reg. 3.

B See KZC 
105.25.

1. For any portion of a structure on the subject property within 40 feet of Seventh 
Avenue of Fifth Street north of Sixth Avenue that does not exceed 30 feet above 
average building elevation, the minimum required side yards are five feet but two 
side yards must equal at least 15 feet.

2. No portion of a structure on the subject property within 40 feet of Seventh Avenue 
may exceed 25 feet above the elevation of Seventh Avenue as measured at the 
midpoint of the frontage of the subject property on Seventh Avenue. No portion 
of a structure on the subject property within 40 feet of Fifth Street north of Sixth 
Avenue may exceed 30 feet above the elevation of Fifth Street as measured at 
the midpoint of the frontage of the subject property on Fifth Street.

3. Landscape Category C is required if the subject property is located adjacent to 
the RS 5.0, or Planned Areas 7B or 7C zones.

4. A six-foot high fence is required along all property lines adjacent to outside play 
areas.

5. Structured play areas must be setback from all property lines by at least five feet.
6. Hours of operation may be limited by the City to reduce impacts on nearby res-

idential uses.
7. An on-site passenger loading area may be required depending on the number of 

attendees and the extent of the abutting right-of-way improvements.
8. These uses are subject to the requirements established by the Department of 

Social and Health Services (WAC Title 388).
9. Ground floor porches and similar entry features may encroach into the required 

front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

See Special 
Regulations 1 and 9.
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U S E  Z O N E  C H A R TSection 50.42

Kirkland Zoning Code
188

 Zone
CBD-6

.100 Assisted Living 
Facility
See Spec. Reg. 3.

D.R., 
Chapter 
142 KZC.

None 20′ 10′ 10′ 80% 4 stories 
above aver-
age building 
elevation. 
See Special 
Regulation 
6.

D
See 
Spec. 
Reg. 7.

A 1.7 per indepen-
dent unit.
1 per assisted 
living unit.

1. A facility that provides both independent dwelling units and assisted living units 
shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility use in 
order to provide a continuum of care for residents. If a nursing home use is 
included, the following parking standard shall apply to the nursing home portion 
of the facility:
a. One parking stall shall be provided for each bed.

3. Along Central Way, this use is only permitted above the ground floor.
4. For any portion of a structure on the subject property within 40 feet of Seventh 

Avenue or fifth Street north of Sixth Avenue that does not exceed 30 feet in height 
above average building elevation, the minimum required side yards are five feet 
but two side yards must equal at least 15 feet.

5. The development shall provide significant openness adjacent to Sixth Street.
6. No portion of a structure on the subject property within 40 feet of Seventh Avenue 

may exceed 25 feet above the elevation of Seventh Avenue as measured at the 
midpoint of the frontage of the subject property on Seventh Avenue. No portion 
of a structure on the subject property within 40 feet of Fifth Street north of Sixth 
Avenue may exceed 30 feet above the elevation of Fifth Street as measured at 
the midpoint of the frontage of the subject property on Fifth Street.

7. Landscape Category C is required if the subject property is located adjacent to 
the RS 5.0, or Planned Area 7B or 7C zones.

8. Ground floor porches and similar entry features may encroach into the required 
front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

9. Along Seventh Avenue, buildings shall be designed with predominantly sloped 
roof forms.

10.Within 40 feet of Seventh Avenue, the maximum length of any facade is 50 feet 
and a minimum 50 percent of this area shall be open space.

See Special Regula-
tions 4 and 8.
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(Revised 4/07) Kirkland Zoning Code
189

U S E  Z O N E  C H A R TSection 50.42  Zone
CBD-6

.110 Church D.R., 
Chapter 
142 KZC.

None  20′ 10′ 10′ 80% 4 stories 
above aver-
age building 
elevation. 
See also 
Special Reg-
ulation 2.

D
See 
Spec. 
Reg. 3.

B See KZC 
105.25. See 
Special Regula-
tion 5.

1. For any portion of a structure on the subject property within 40 feet of Seventh 
Avenue or Fifth Street north of Sixth Avenue that does not exceed 30 feet above 
average building elevation, the minimum required side yards are five feet, but two 
side yards must equal at least 15 feet.

2. No portion of a structure on the subject property within 40 feet of Seventh Avenue 
may exceed 25 feet above the elevation of Seventh Avenue as measured at the 
midpoint of the frontage of the subject property on Seventh Avenue. No portion 
of a structure on the subject property within 40 feet of Fifth Street north of Sixth 
Avenue may exceed 30 feet above the elevation of Fifth Street as measured at 
the midpoint of the frontage of the subject property on Fifth Street.

3. Landscape Category C is required if the subject property is located adjacent to 
the RS 5.0, or Planned Areas 7B or 7C zones.

4. Landscape Category A or B may be required depending on the type of use on the 
subject property and the impacts associated with the use on nearby uses.

5. No parking is required for daycare or school ancillary to the church use.
6. Ground floor porches and similar entry features may encroach into the required 

front yard, provided the total horizontal dimensions of such elements may not 
exceed 25 percent of the length of the facade of the structure.

See Special Regula-
tions 1 and 6.

.120 Public Utility, Gov-
ernment Facility, or 
Community Facility

D
See 
Spec. 
Regs. 
3 and 
4.

See KZC 
105.25.

.130 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for 
required review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 6 (East Core Frame) 

Development in the East Core Frame should be in large, intensively developed mixed-
use projects. 

The East Core Frame includes the area where the Kirkland Parkplace shopping center is located, 
and extends northerly to 7th Avenue.  Developments in this area should continue to represent a 
wide range of uses, in several large, mixed-use projects.  However, because the area between 
Central Way and Kirkland Way provides the best opportunities in the Downtown for a vital 
employment base, this area should continue to emphasize office redevelopment over residential. 

Limited residential use should be allowed adjoining the eastern edge of Peter Kirk Park as a 
complementary use.  These residential uses should be designed to accommodate the active nature 
of the park (e.g., noise, lighting, etc.) to avoid potential conflicts between future residents and park 
uses. 

The north side of Central Way, within the East Core Frame, has been redeveloped to nearly its full 
potential with high density residential uses. 

 
Comprehensive Plan/Downtown Plan 

Height and Design District Policies for CBD 6 (Design District 6) 

Maximum building heights of two to four stories are appropriate for Design District 6. 

This large block of land located between 5th Street and 6th Street, north of Central Way, and south 
of 7th Avenue, is identified as a major opportunity site for redevelopment elsewhere in this 
document.  Figure C6 contains a schematic diagram of design and circulation considerations that 
should be incorporated in the redevelopment of this district.  Development of this district should be 
relatively intensive and should be physically integrated through pedestrian access routes, design 
considerations, and intensive landscaping. 

Safe, convenient, and attractive pedestrian connections across the district should be provided.  
This path should be designed under a covered enclosure or arcade along the storefronts in this 
area.  Visual interest and pedestrian scale of these storefronts will contribute to the appeal of this 
walkway to the pedestrian.  A connection of this pathway to Central Way should be made, with a 
continuation of the overhead enclosure to unify this pedestrian route. 

Design considerations related to vehicular and pedestrian access, landscaping, and open space 
are particularly important in this area.  The intersection of 6th Street and Central Way is a 
prominent gateway to the Downtown.  New development in this area should have a positive impact 
on the image of Kirkland and should be designed to enhance this entry. 

A substantial building setback or mitigating design such as the site configuration on the south side 
of Central Way is necessary in order to preserve openness at this important gateway site.  The 



northeast and southeast corners of this block should be set aside and landscaped to provide public 
open spaces or miniparks at these gateways.  Side-yard setbacks, however, should be minimal to 
reduce the appearance of a building surrounded by a parking area. 

The northern portion of this district should be developed in uses that are residential both in 
function and scale.  Access to this portion of the site may be either from 7th Avenue or from one of 
the adjacent side streets.  Some of the significant trees along 7th Avenue should be incorporated 
into the site design as a means of softening the apparent mass of any new structures and to 
provide additional elements of continuity facing the single-family residences along 7th Avenue.  In 
addition, building mass should step down toward 7th Avenue and design consideration should be 
given to the massing and form of single-family homes to the north. 



Lake�Washington

Produced by the City of Kirkland.
© 2008, the City of Kirkland, all rights reserved.

No warranties of any sort, including but not limited to accuracy, 
fitness or merchantability, accompany this product.
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50.44 User Guide. 
The charts in KZC 50.47 contain the basic zoning regulations that apply in the 
CBD 7 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

Section 50.45 – GENERAL REGULATIONS
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this code may 

apply to the subject property. 
2. Site design must include installation of pedestrian linkages between public 

sidewalks and building entrances and between walkways on the subject 
property and existing or planned walkways on abutting properties consistent 
with the major pedestrian routes in the Downtown Plan chapter of the 
Comprehensive Plan (does not apply to Public Utility, Government Facility or 
Community Facility and Public Park uses). 

3. No setback is required adjacent to Third Street (does not apply to Vehicle 
Service Station and Public Park uses). 

link to Section 50.47 table
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.010 Vehicle Service 
Station

D.R., 
Chapter 
142 KZC.

22,500 
sq. ft.
None

20′ 15′ 15′ 80% 3 stories 
above 
average 
building 
elevation.

B
See 
Spec. 
Reg. 3.

E See KZC 
105.25.

1. May not be more than two vehicle service stations at any intersection.
2. Gas pump islands must be setback at least 20 feet from all property lines. Cano-

pies and covers over gas pump islands may not be more than 10 feet to any prop-
erty line. Outdoor parking and service areas may not be closer than 10 feet to any 
property line. See KZC 115.105, Outdoor Use, Activity, and Storage, for further 
regulations.

3. Landscape Category A is required if the subject property is adjacent to Planned 
Area 7B.

See Spec. Reg. 2.

.020 Restaurant or 
Tavern

   20′ 0′ 0′ 80%
See 
Spec. 
Reg. 
2.

D
See 
Spec. 
Reg. 1.

1 per each 125 
sq. ft. of gross 
floor area.

1. Landscape Category B is required if the subject property is adjacent to Planned 
Area 7B, unless drive-in or drive-through facilities are present in which case Land-
scape Category A shall apply.

2. The required front yard for this use shall be zero feet for one story at street level. 
No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 percent.

3. For restaurants with drive-in or drive-through facilities:
a. One outdoor waste receptacle shall be provided for every eight parking stalls.
b. Access for drive-through facilities shall be approved by the Public Works 

Department. Drive-through facilities shall be designed so that vehicles will not 
block traffic in the right-of-way while waiting in line to be served.

See Spec. Reg. 2.

.040 Entertainment, 
Cultural and/or 
Recreational 
Facility

   20′ 0′ 0′ 80%
See 
Spec. 
Reg. 
3.

D
See 
Spec. 
Reg. 2.

See KZC 
105.25.

1. The parking requirement for hotel or motel use does not include parking require-
ments for ancillary meetings and convention facilities. Additional parking require-
ments for ancillary uses shall be determined on a case-by-case basis.

2. Landscape Category B is required if the subject property is adjacent to Planned 
Area 7B.

3. The required front yard for this use shall be zero feet for one story at street level. 
No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 percent.

See Spec. Reg. 3.

.050 Hotel or Motel One for each 
room. See 
Spec. Reg. 1.



(Revised 4/07) Kirkland Zoning Code
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U S E  Z O N E  C H A R TSection 50.47  Zone
CBD-7

.060 Any Retail 
Establishment, 
other than those 
listed, limited, or 
prohibited in this 
zone, selling 
goods or providing 
services, including 
banking and 
related financial 
services

D.R., 
Chapter 
142 KZC.

None    20′ 0′ 0′ 80%
See 
Spec. 
Reg. 
5.

3 stories 
above 
average 
building 
elevation.

D
See 
Spec. 
Reg. 4.

E 1 per each 350 
sq. ft. of gross 
floor area.

1. Access for drive-through facilities must be approved by the Public Works Depart-
ment.

2. Ancillary assembly and manufacture of goods on premises may be permitted only 
if:
a. The assembled or manufactured goods are directly related to and dependent 

upon this use, and are available for purchase and removal from the premises.
b. The outward appearance and impacts of this use with ancillary assembly or 

manufacturing activities must be no different from other retail uses.
3. The sale, service and/or rental of motor vehicles, sailboats, motor boats, and rec-

reational trailers is not permitted. Motorcycle sales, service, or rental is permitted 
if conducted indoors.

4. Landscape Category B is required if the subject property is adjacent to Planned 
Area 7B.

5. The required front yard for this use shall be zero feet for one story at street level. 
No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 percent.

See Spec. Reg. 5.

.070 Private Lodge or 
Club
See Spec. Reg. 3.

   20′ 0′ 0′ 80% D
See 
Spec. 
Reg. 2.

B See KZC 
105.25.

1. No parking is required for daycare or school ancillary to the use.
2. Landscape Category C is required if the subject property is adjacent to Planned 

Area 7B.
3. This use may be located on the street level floor of a building only if there is a retail 

space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

.080 Church
See Spec. Reg. 3.

One per every 
four people 
based on maxi-
mum occu-
pancy load of 
any area of 
worship. See 
Spec. Reg. 1.
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U S E  Z O N E  C H A R TSection 50.47

(Revised 4/07) Kirkland Zoning Code
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 Zone
CBD-7

.090 Office Use
See Spec. Reg. 4.

D.R., 
Chapter 
142 KZC.

None    20′ 0′ 0′ 80% 3 stories 
above 
average 
building 
elevation.

D
See 
Spec. 
Reg. 3.

D 1 per each 350 
sq. ft. of gross 
floor area.

1. Ancillary assembly and manufacture of goods on premises may be permitted as 
part of office use if:
a. The ancillary assembled or manufactured goods are subordinate to and depen-

dent upon this office use; and
b. The outward appearance and impacts of this office use with ancillary assembly 

or manufacturing activities must be no different from other office uses.
2. The following regulations apply to veterinary offices only:

a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not permitted.
c. Site must be designed so that noise from this use will not be audible off the sub-

ject property. A certification to this effect signed by an acoustical engineer must 
be submitted with the D.R. and building permit applications.

d. A veterinary office is not permitted if the subject property contains dwelling 
units.

3. Landscape Category C is required if the subject property is adjacent to Planned 
Area 7B.

4. This use may be located on the street level floor of a building only if there is a retail 
space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

.100 School, Day-Care 
Center, or Mini-
School or Day-
Care Center
See Spec. Reg. 6.

D B See KZC 
105.25.

1. A six-foot-high fence is required along all property lines adjacent to outside play 
areas.

2. Structured play areas must be setback from all property lines by at least five feet.
3. Hours of operation may be limited by the City to reduce impacts on nearby resi-

dential uses.
4. An on-site passenger loading area may be required depending on the number of 

attendees and the extent of the abutting right-of-way improvements.
5. These uses are subject to the requirements established by the Department of 

Social and Health Services (WAC Title 388).
6. This use may be located on the Central Way level of a building only if there is an 

intervening retail storefront between this use and the right-of-way.
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U S E  Z O N E  C H A R TSection 50.47  Zone
CBD-7

.110 Assisted Living 
Facility
See Spec. Reg. 3.

D.R., 
Chapter 
142 KZC.

None 20′ 0′ 0′ 80% 3 stories 
above 
average 
building 
elevation.

D A 1.7 per inde-
pendent unit.
1 per assisted 
living unit.

1. A facility that provides both independent dwelling units and assisted living units 
shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility use in 
order to provide a continuum of care for residents. If a nursing home use is 
included, the following parking standard shall apply to the nursing home portion of 
the facility:
a. One parking stall shall be provided for each bed.

3. This use may be located on the street level floor of a building only if there is a retail 
space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

.120 Stacked or 
Attached Dwelling 
Units
See Special 
Regulation 1.

1.7 per unit. 1. This use may be located on the street level floor of a building only if there is a retail 
space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

.130 Public Utility, 
Government 
Facility, or 
Community Facility

D
See 
Spec. 
Reg. 1.

B See KZC 
105.25.

1. Landscape Category C is required if the subject property is adjacent to Planned 
Area 7B. Landscape Category A or B may be required depending on the type of 
use on the subject property and the impacts associated with the use on nearby 
uses.

.140 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for 
required review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 7 (Northeast Core Frame) 

A broad range of commercial uses should be encouraged in the Northeast Core 
Frame. 

The Northeast Core Frame currently contains the bulk of the Downtown area’s automobile-oriented 
uses.  Redevelopment or new development in this area should be encouraged to represent a 
broader range of commercial uses. 

Future development should set the bulk of structures back from the street while providing low, one-
story retail shops at the edge of the sidewalk.  Development should also underground utilities, and 
incorporate parking lot landscaping and a reduction in lot coverage in site design.  This will present 
an open, green face to Central Way and, in conjunction with Peter Kirk Park on the south side of 
the street, create a tree-lined boulevard effect as one approaches the core area from the east. 
 

Comprehensive Plan/Downtown Plan 
Height and Design District Policies for CBD 7 (Design District 7) 

Maximum building height is three stories in Design Districts 3 and 7. 

These districts are east of 3rd Street, north of Central Way, and south of Peter Kirk Park.  
Maximum building height should be three stories, with a minimum front yard setback of 20 feet 
and maximum lot coverage of 80 percent.  Lower portions of projects with a pedestrian orientation 
should be allowed to encroach into the setbacks to stimulate pedestrian activity and links to 
eastern portions of the Downtown.  Street trees and ground cover are appropriate along Kirkland 
Avenue and Central Way.  By keeping structures in this area relatively low-rise and set back from 
the street, views from upland residences can be preserved and the openness around Peter Kirk 
Park enhanced. 

In Design District 3, the restriction of access points to nonresidential streets may be necessary in 
order to prevent a negative impact of development in this area on the single-family enclave which 
exists to the south. 



1

2

3

4

5

6

CBD 8 Hossman

Building

Olympic

Building

Williams

Building

1. Tiara De Lago*

Mixed Use: Condos/Retail

2. Westwater Suites

Mixed Use: Condos/Retail

3. Waterview Condominiums

4. Marina Heights*

Mixed Use: Condos/Retail

5. Brezza Condominiums*

6. Park 34 Condominiums*

* Project constructed under

previous CBD regulations

Coyote

Creek

Pizza/

Wingdome

Cafe

Ladro

CBD 8



50.49 User Guide. 
The charts in KZC 50.52 contain the basic zoning regulations that apply in the 
CBD 8 zones of the City. Use these charts by reading down the left hand column 
entitled Use. Once you locate the use in which you are interested, read across to 
find the regulations that apply to that use. 

50.50 – GENERAL REGULATIONS
The following regulations apply to all uses in this zone unless otherwise noted: 
1. Refer to Chapter 1 KZC to determine what other provisions of this Code may 

apply to the subject property. 
2. The maximum height of a facade along Central Way is three stories above the 

elevation of Central Way as measured above the midpoint of the frontage of 
the subject property on Central Way. 

3. A minimum 20-foot front yard setback is required adjacent to: 
a. Fourth Avenue between 2nd Street and 3rd Street; 
b. Third Street between 3rd Avenue and 4th Avenue; 
c. Market Street. 

4. The minimum required side and/or rear yard abutting the PR 3.6 and PLA 7A 
zones is five feet. 

5. No portion of a structure shall exceed the height established by a 3:1 angle 
starting at a point 41 feet above the elevation of Central Way as measured 
at the projected midpoint of the subject property on Central Way and 
continuing to a point which intersects the established 30-foot height limit 
above 3rd Avenue or 4th Avenue. 

6. For properties on the west side of 1st Street, the 30-foot height limit shall be 
measured above the midpoint of the intersection of 1st Street and 3rd 
Avenue. For properties with frontage on Market Street, the 30-foot height 
limit shall be measured above the midpoint of the subject property bordering 
the PR zone to the north. For properties fronting on 3rd Avenue between 
2nd Place and 3rd Street, the 30-foot height limit shall be measured above 
the projected midpoint on 4th Avenue (does not apply to Public Park uses). 

7. Site design must include installation of pedestrian linkages between public 
sidewalks and building entrances and between walkways on the subject 
property and existing or planned walkways on abutting properties consistent 
with the major pedestrian routes in the Downtown Plan chapter of the 
Comprehensive Plan (does not apply to Public Utility, Government Facility or 
Community Facility and Public Park uses). 

8. The site must be designed so that vehicles coming from and going to the site 
will be directed away from residential neighborhoods to the north of this 
zone (does not apply to Stacked or Attached Dwelling Units or Assisted 
Living Facilities uses). 

link to Section 50.52 table
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.010 Restaurant or 
Tavern
See Special 
Regulation 1.

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 30 feet above the 
elevation of 3rd 
Avenue or 4th 
Avenue as 
measured at the 
projected midpoint 
of the frontage of 
the subject 
property on the 
nearest applicable 
right-of-way.

D
See 
Spec. 
Reg. 3.

E One per each 
125 sq. ft. of 
gross floor 
area. See KZC 
50.60.

1. This use is permitted only if the subject property abuts Central Way. The site 
and building must be designed so that this use is primarily oriented towards 
Central Way. No aspect or component of this use may be located on or ori-
ented towards Third Avenue between First Street and Second Street or 
Fourth Avenue. If the subject property abuts Third Avenue between First 
Street and Second Street or Fourth Avenue, the site and buildings must be 
designed to provide residential character and scale adjacent to Third Ave-
nue and Fourth Avenue.

2. Drive-in facilities and drive-through facilities are not permitted in this zone.
3. Landscape Category B is required if the subject property is adjacent to the 

Planned Areas 7A or 7B or PR 3.6 zones.

.030 Entertainment/
Cultural and/or 
Recreational 
Facility
See Special
Regulation 1.

See KZC 50.60 
and 105.25.

1. This use is permitted only if the subject property abuts Central Way. The site 
and building must be designed so that this use is primarily oriented towards 
Central Way. No aspect or component of this use may be located on or ori-
ented towards Third Avenue between First Street and Second Street or 
Fourth Avenue. If the subject property abuts Third Avenue between First 
Street and Second Street or Fourth Avenue, the site and buildings must be 
designed to provide residential character and scale adjacent to Third Ave-
nue and Fourth Avenue.

2. The parking requirements for hotel or motel use do not include parking 
requirements for ancillary meeting rooms and convention facilities. Addi-
tional parking requirements for ancillary uses shall be determined on a case-
by-case basis.

3. Landscape Category B is required if the subject property is adjacent to the 
Planned Areas 7A or 7B or PR 3.6 zones.

.040 Hotel and Motel
See Special 
Regulation 1.

One per each 
room. See 
Spec. Reg. 2 
and KZC 50.60.



(Revised 4/07) Kirkland Zoning Code
199

U S E  Z O N E  C H A R TSection 50.52  Zone
CBD-8

.050 Any Retail Estab-
lishment, other 
than those specifi-
cally listed, lim-
ited, or prohibited 
in this Zone, sell-
ing goods or pro-
viding services 
including banking 
and related finan-
cial services. See 
Spec. Reg. 1.

D.R., 
Chapter 
142 KZC.

None 0′ 0′ 0′ 100% 30 feet above the 
elevation of 3rd 
Avenue or 4th Ave-
nue as measured 
at the projected 
midpoint of the 
frontage of the 
subject property on 
the nearest appli-
cable right-of-way.

D
See 
Spec. 
Reg. 3.

E 1 per each 350 
sq. ft. of gross 
floor area. See 
KZC 50.60.

1. This use is permitted only if the subject property abuts Central Way. The site 
and building must be designed so that this use is primarily oriented towards 
Central Way. No aspect or component of this use may be located on or ori-
ented towards Third Avenue between First Street and Second Street or 
Fourth Avenue. If the subject property abuts Third Avenue between First 
Street and Second Street or Fourth Avenue, the site and buildings must be 
designed to provide residential character and scale adjacent to Third Ave-
nue and Fourth Avenue.

2. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. The sale, service and/or rental of motor vehicles, sailboats, motor boats, 

and recreational trailers; provided, that motorcycle sales, service, or 
rental is permitted if conducted indoors.

c. Drive-in facilities and drive-through facilities.
3. Landscape Category B shall be provided if the subject property is adjacent 

to Planned Areas 7A or 7B, or PR 3.6. Boat sales, repair, service, or rental 
shall provide a Landscape Category C unless the subject property is adja-
cent to Planned Areas 7A, 7B, or PR 3.6 zones; then Landscape Category 
A is required.

4. Boat repair and service shall be conducted within an enclosed structure.

.060 Private Club or 
Lodge
See Spec. Reg. 1.

10′ D
See 
Spec. 
Reg. 2.

B See KZC 50.60 
and 105.25.

1. This use is permitted only if the subject property abuts Central Way. If the 
subject property abuts Third Avenue between First Street and Second Street 
or Fourth Avenue, the site and buildings must be designed to provide resi-
dential character and scale adjacent to Third Avenue and Fourth Avenue.

2. Landscape Category C is required if the subject property is adjacent to 
Planned Areas 7A or 7B, or PR 3.6 zones.

3. This use may be located on the street level floor of a building only if there is 
a retail space extending a minimum of 30 feet of the building depth between 
this use and the abutting right-of-way. The Planning Director may approve 
a reduction to the depth requirement for the retail space if the applicant 
demonstrates that the proposed configuration of the retail use provides an 
adequate dimension for a viable retail tenant and provides equivalent or 
superior visual interest and potential foot traffic as would compliance with 
the required dimension.

REGULATIONS CONTINUED ON NEXT PAGE
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U S E  Z O N E  C H A R TSection 50.52

(Revised 4/07) Kirkland Zoning Code
200

 Zone
CBD-8

.060 Private Club or 
Lodge
(continued)

REGULATIONS CONTINUED FROM PREVIOUS PAGE
4. Ground floor porches and similar entry features may encroach into the front 

yard, provided the total horizontal dimension of such elements may not 
exceed 25 percent of the length of the facade of the structure.

.070 Office Use
See Special 
Regulation 6.

D.R., 
Chapter 
142 KZC.

None 10′ 0′ 0′ 100% 30 feet above the 
elevation of 3rd 
Avenue or 4th Ave-
nue as measured 
at the projected 
midpoint of the 
frontage of the 
subject property on 
the nearest appli-
cable right-of-way.

D
See 
Spec. 
Reg. 4.

D 1 per each 350 
sq. ft. of gross 
floor area. See 
KZC 50.60.

1. The following regulations apply to veterinary offices only:
a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not permitted.
c. Site must be designed so that noise from this use will not be audible off 

the subject property. A certificate to this effect signed by an Acoustical 
Engineer must be submitted with the D.R. and building permit applica-
tion.

d. A veterinary office is not permitted if the subject property contains dwell-
ing units.

2. Ancillary assembly and manufacture of goods on premises may be permit-
ted as part of an office use if:
a. The ancillary assembled or manufactured goods are subordinate to and 

dependent on the office use; and
b. The outward appearance and impacts of this office use with ancillary 

assembly and manufacturing activities must be no different from other 
office uses.

3. If the subject property abuts Third Avenue between First Street and Second 
Street, or Fourth Avenue, the site and buildings must be designed to provide 
residential character and scale adjacent to Third Avenue and Fourth Ave-
nue.

4. Landscape Category C is required if the subject property is adjacent to 
Planned Areas 7A or 7B, or PR 3.6 zones.

5. Ground floor porches and similar entry features may encroach into the front 
yard, provided the total horizontal dimension of such elements may not 
exceed 25 percent of the length of the facade of the structure.

6. This use may be located on the street level floor of a building only if there is 
a retail space extending a minimum of 30 feet of the building depth between 
this use and the abutting right-of-way. The Planning Director may approve 
a reduction to the depth requirement for the retail space if the applicant 
demonstrates that the proposed configuration of the retail use provides an 
adequate dimension for a viable retail tenant and provides equivalent or 
superior visual interest and potential foot traffic as would compliance with 
the required dimension. This special regulation shall not apply along por-
tions of Third Avenue not designated as pedestrian-oriented streets.

See Special Regu-
lation 5.
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(Revised 4/07) Kirkland Zoning Code
201

U S E  Z O N E  C H A R TSection 50.52  Zone
CBD-8

.080 Church
See Special 
Regulation 1.

D.R., 
Chapter 
142 KZC.

None 10′ 0′ 0′ 100% 30 feet above the 
elevation of 3rd 
Avenue or 4th Ave-
nue as measured 
at the projected 
midpoint of the 
frontage of the 
subject property on 
the nearest appli-
cable right-of-way.

D
See 
Spec. 
Reg. 3.

B 1 per every four 
people based 
on maximum 
occupancy load 
of any area of 
worship. See 
Spec. Reg. 2 
and Section 60 
of this Chapter.

1. This use is permitted only if the subject property abuts Central Way. If the 
subject property abuts Third Avenue between First Street and Second Street 
or Fourth Avenue, the site and buildings must be designed to provide resi-
dential character and scale adjacent to Third Avenue and Fourth Avenue.

2. No parking is required for daycare or school ancillary to the use.
3. Landscape Category C is required if the subject property is adjacent to 

Planned Areas 7A or 7B, or PR 3.6 zones.
4. Ground floor porches and similar entry features may encroach into the front 

yard, provided the total horizontal dimension of such elements may not 
exceed 25 percent of the length of the facade of the structure.

See Special 
Regulation 4.

.090 School, Day-Care 
Center or Mini-
School or Day-
Care Center

0′ 0′ 0′ D See KZC 50.60 
and 105.25.

1. If the subject property abuts Third Avenue between First Street and Second 
Street, or Fourth Avenue, the site and buildings must be designed to provide 
residential character and scale adjacent to Third Avenue and Fourth Ave-
nue.

2. A six-foot-high fence is required along all property lines adjacent to outside 
play areas.

3. Structured play areas must be setback from all property lines by at least 5 
feet.

4. Hours of operation may be limited by the City to reduce impacts on nearby 
residential uses.

5. An on-site passenger loading area may be required depending on the num-
ber of attendees and the extent of the abutting right-of-way improvements.

6. These uses are subject to the requirements established by the Department 
of Social and Health Services (WAC Title 388).
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U S E  Z O N E  C H A R TSection 50.52

(Revised 4/07) Kirkland Zoning Code
202

 Zone
CBD-8

.100 Assisted Living 
Facility
See Special
Regulation 3.

D.R., 
Chapter 
142 KZC.

None 10′ 0 0 100% 30 feet above the 
elevation of 3rd 
Avenue or 4th Ave-
nue as measured 
at the projected 
midpoint of the 
frontage of the 
subject property on 
the nearest appli-
cable right-of-way.

D A 1.7 per inde-
pendent unit.
1 per assisted 
living unit.
See KZC 50.60.

1. A facility that provides both independent dwelling units and assisted living 
units shall be processed as an assisted living facility.

2. A nursing home use may be permitted as part of an assisted living facility 
use in order to provide a continuum of care for residents. If a nursing home 
use is included, the following parking standard shall apply to the nursing 
home portion of the facility:
a. One parking stall shall be provided for each bed.

3. This use may be located on the street level floor of a building only if there is 
a retail space extending a minimum of 30 feet of the building depth between 
this use and the abutting right-of-way. The Planning Director may approve 
a reduction to the depth requirement for the retail space if the applicant 
demonstrates that the proposed configuration of the retail use provides an 
adequate dimension for a viable retail tenant and provides equivalent or 
superior visual interest and potential foot traffic as would compliance with 
the required dimension.

4. This use is not permitted on the street level floor adjacent to Central Way.
5. If the subject property abuts Third Avenue between First Street and Second 

Street, or Fourth Avenue, the site and buildings must be designed to pro-
vide residential character and scale adjacent to Third Avenue and Fourth 
Avenue.

6. Ground floor porches and similar entry features may encroach into the front 
yard, provided the total horizontal dimension of such elements may not 
exceed 25 percent of the length of the facade of the structure.

See Special Regu-
lation 6.

.110 Stacked or 
Attached 
Dwelling Units

10′ 0′ 0′ 1.7 per unit. 
See KZC 50.60.

1. This use is not permitted on the street level floor adjacent to Central Way.
2. If the subject property abuts Third Avenue between First Street and Second 

Street, or Fourth Avenue, the site and buildings must be designed to provide 
residential character and scale adjacent to Third Avenue and Fourth Ave-
nue.

3. Ground floor porches and similar entry features may encroach into the front 
yard, provided the total horizontal dimension of such elements may not 
exceed 25 percent of the length of the facade of the structure.

See Special Regu-
lation 3.

.120 Public Utility, Gov-
ernment Facility, or 
Community Facility

0′ 0′ 0′ D
See 
Spec. 
Reg. 1.

B See KZC 50.60 
and 105.25.

1. Landscape Category C is required if the subject property is adjacent to 
Planned Areas 7A or 7B, or PR 3.6 zones. Landscape Category A or B may 
be required depending on the type of use on the subject property and the 
impacts associated with the use on nearby uses.

.130 Public Park Development standards will be determined on a case-by-case basis. See Chapter 49 KZC for required 
review process.
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Comprehensive Plan/Downtown Plan 
Land Use Policies for CBD 8 (Northwest Core Frame) 

Office and office/multifamily mixed-use projects are appropriate in the Northwest 
Core Frame. 

The Northwest Core Frame includes the area south of City Hall and north of the core area.  This 
area should develop with office, or office/multifamily mixed-use projects, whose occupants will 
help to support the commercial establishments contained in the core.  Retail and restaurant uses 
are desirable provided that they have primary access from Central Way. 

This area presents an excellent opportunity for the development of perimeter parking for the core 
area and is so shown in the Downtown Master Plan (Figure C4).  Developers should be 
encouraged to include surplus public parking in their projects, or to incorporate private parking 
“transferred” from projects in the core or funded by the fee-in-lieu or other municipal source.  
While pedestrian pathways are not as critical in this area as they are in the core, drive-through 
facilities should nevertheless be encouraged to locate elsewhere, to the east of 3rd Street. 

 
Comprehensive Plan/Downtown Plan 

Height and Design District Policies for CBD 8 (Design District 8) 

Building heights of two to four stories are appropriate, depending on location. 

This district is located north of Central Way and south of 4th Avenue, between Market Street and 
3rd Street.  Maximum building height should be three stories abutting Central Way and two stories 
at 3rd and 4th Avenues.  Structures which do not abut either of these streets should be allowed to 
rise up to four stories. 

Building height calculation should require terracing of building forms on sloped sites. 

Where dramatic elevation changes exist in this district, an innovative method of calculating height 
is appropriate.  In order to encourage the terracing of building forms on the hillside, building height 
should be calculated relative to the ground elevation above which the individual planes of the 
structure lie.  Additional bulk controls should apply to restrict the height within 100 feet of 
noncommercial neighborhoods to the same height allowed in the adjacent zone.  Heights on the 
north side should step down to ease the transition to the core area and moderate the mass on top 
of the hillside. 

Vehicular circulation to nonresidential portions of projects within this area should not occur on 
primarily residential streets.  In addition, design elements should be incorporated into 
developments in this area which provide a transition to the residential area to the north. 



50.62 Building Height Provisions in the CBD 

1.  In cases where the height of structures is specified in number of stories, the 
following heights per story are allowed: 

a. Ground floor retail; ground floor restaurant and tavern; ground floor 
entertainment/cultural and/or recreational facility shall be a minimum of 13 
feet in height and a maximum of 15 feet in height. 

b. Office; private club or lodge; church; school, day-care center; public utility, 
government facility, or community facility; public park; ground floor of hotel or 
motel; retail above the ground floor shall be a maximum of 13 feet. 

c. Residential; hotel or motel above the ground floor shall be a maximum of 10 
feet.

2.  To determine the allowed height of structure, determine the number of stories 
allowed in the use zone charts and apply the allowed height per story specified in 
subsection (1) of this section. For example, if three stories are allowed and the 
proposed use is ground floor retail with two stories of residential above, the 
allowed height would be 35 feet. 

      Buildings which are not constructed with the maximum allowable number of 
stories may increase the height of the stories actually constructed by an amount 
that does not result in a height greater than that which would have resulted from a 
building constructed with the maximum allowable number of stories. For the 
purpose of this height calculation, it shall be assumed that each unconstructed 
story would have been used for residential purposes if constructed, and therefore 
allows an additional 10 feet of height that can be added to the building.  

      For example, if three stories are allowed, but only two stories are constructed, an 
additional 10 feet may be added to the building height. 

3.  Height shall be measured above the point of measurement (e.g, above average 
building elevation, or above right-of-way) as specified in the particular use zone 
charts. For purposes of measuring building height above the abutting right(s)-of-
way, alleys shall be excluded. 

4.  In addition to the height exceptions established by KZC 115.60, the following 
exceptions to height regulations in CBD zones are established: 

a. Decorative parapets may exceed the height limit by a maximum of four feet; 
provided, that the average height of the parapet around the perimeter of the 
structure shall not exceed two feet. 

b. For structures with a peaked roof, the peak may extend eight feet above the 
height limit if the slope of the roof is equal or greater than four feet vertical to 
12 feet horizontal. 



Chapter 142 – DESIGN REVIEW 

Sections: 
142.05 User Guide 
142.15 Development Activities Requiring D.R. Approval 
142.25 Administrative Design Review (A.D.R.) Process 
142.35 Design Board Review (D.B.R.) Process 
142.40 Appeals of Design Review Board Decisions 
142.50 Modifications 
142.55 Lapse of Approval for Design Review Board Decisions 
142.60 Bonds 

142.05 User Guide 

Various places in this code indicate that certain developments, activities, or uses are 
required to be reviewed through design review or D.R. Design review may either be 
administrative design review (A.D.R.) or design board review (D.B.R.). This chapter 
describes these design review processes. 

142.15 Development Activities Requiring D.R. Approval 

1. Design Board Review (D.B.R.)

a. The following development activities shall be reviewed by the Design Review 
Board pursuant to KZC 142.35:

1) New buildings greater than one story in height or greater than 10,000 
square feet of gross floor area, or in the Market Street Corridor Historic 
District (MSC 3 Zone).  

2) Additions to existing buildings where: 

a) The new gross floor area is greater than 10 percent of the existing 
building’s gross floor area; and 

b) The addition is greater than 2,000 square feet of gross floor area; and 

c) Either: 

1) The existing building and addition total more than 10,000 square 
feet of gross floor area; or 

2) The addition adds another story; or 

3) Is in the Market Street Corridor Historic District (MSC 3 zone). 

3) Renovations to existing facades, where the building is identified by the City 
as an historic structure or is in the Market Street Corridor Historic District 
(MSC 3 zone). 



b. Exemptions from D.B.R. – The following development activities shall be 
reviewed through the administrative design process in KZC 142.25:

1) Any development where administrative design review is indicated in the 
applicable Use Zone Chart. 

2) Any development in the following zones within the NE 85th Street Subarea: 
RH 8, PR 3.6, RM, PLA 17A. 

3) Any development in the MSC 1, MSC 2, and MSC 4 zones located within 
the Market Street Corridor. 

2. Administrative Design Review (A.D.R.) – All other development activities not 
requiring D.B.R. review under subsection (1) of this section shall be reviewed 
through the A.D.R. process pursuant to KZC 142.25.

3. Exemptions from Design Review – The following development activities shall be 
exempt from either A.D.R. or D.B.R. and compliance with the design regulations 
of Chapter 92 KZC: 

a. Any activity which does not require a building permit; or 

b. Interior work that does not alter the exterior of the structure; or 

c. Normal building maintenance including the repair or maintenance of structural 
members; or 

d. Any development listed as exempt in the applicable Use Zone Chart. 

142.25 Administrative Design Review (A.D.R.) Process 

1. Authority – The Planning Official shall conduct A.D.R in conjunction with a related 
development permit pursuant to KZC 142.25.

The Planning Official shall review the A.D.R. application for compliance with the 
design regulations contained in Chapter 92 KZC. In addition, the following 
guidelines and policies shall be used to interpret how the regulations apply to the 
subject property: 

a. Design guidelines for pedestrian-oriented business districts, as adopted in KMC 
3.30.040.

b. Design guidelines for the Rose Hill Business District (RHBD) and the Totem 
Lake Neighborhood (TLN) as adopted in KMC 3.30.040. 

c. The neighborhood plans contained in the Comprehensive Plan for areas where 
Design Review is required, such as the Downtown Plan, Juanita Business 
District Plan, the Totem Lake Neighborhood Plan, the North Rose Hill 
Neighborhood Plan for the North Rose Hill Business District (NRHBD), the NE 
85th Street Subarea Plan for the Rose Hill Business District (RHBD), and the 
Market Street Corridor Plan for the Market Street Corridor (MSC). 



d. For review of attached or stacked dwelling units within the NE 85th Street 
Subarea and the Market Street Corridor, Appendix C, Design Principles for 
Residential Development contained in the Comprehensive Plan. 

2. Application – As part of any application for a development permit requiring A.D.R., 
the applicant shall show compliance with the design regulations in Chapter 92
KZC by submitting an A.D.R. application on a form provided by the Planning 
Department. The application shall include all documents and exhibits listed on the 
application form, as well as application materials required as a result of a pre-
design conference.  

3. Pre-Design Conference – Before applying for A.D.R. approval, the applicant may 
schedule a pre-design meeting with the Planning Official. The meeting will be 
scheduled by the Planning Official upon written request by the applicant. The 
purpose of this meeting is to provide an opportunity for an applicant to discuss the 
project concept with the Planning Official and the Planning Official to designate 
which design regulations apply to the proposed development based primarily on 
the location and nature of the proposed development. 

4. A.D.R. Approval

a. The Planning Official may grant, deny, or conditionally approve the A.D.R. 
application. The A.D.R. approval or conditional approval will become 
conditions of approval for any related development permit, and no 
development permit will be issued unless it is consistent with the A.D.R. 
approval or conditional approval.  

b. Additions or Modifications to Existing Buildings

1) Applications involving additions or modifications to existing buildings shall 
comply with the design regulations of Chapter 92 KZC to the extent 
feasible depending on the scope of the project. The Planning Official may 
waive compliance with a particular design regulation if the applicant 
demonstrates that it is not feasible given the existing development and 
scope of the project.  

2) The Planning Official may waive the A.D.R. process for applications 
involving additions or modifications to existing buildings if the design 
regulations are not applicable to the proposed development activity.  

5. Lapse of Approval – The lapse of approval for the A.D.R. decision shall be tied to 
the development permit and all conditions of the A.D.R. approval shall be included 
in the conditions of approval granted for that development permit.  

6. Design Departure and Minor Variations

a. General – This section provides a mechanism for obtaining approval to depart 
from strict adherence to the design regulations or for requesting minor 
variations from requirements in the following zones: 



1) In the CBD: minimum required yards; and 

2) In the Totem Center: minimum required yards, floor plate maximums and 
building separation requirements; and 

3) In the RHBD and the TLN: minimum required yards, landscape buffer and 
horizontal facade requirements; and 

4) In the MSC 1 and MSC 4 zones of the Market Street Corridor: minimum 
required front yards and horizontal facade requirements. 

5) In the MSC 2 zone of the Market Street Corridor: height (up to an additional 
five feet), minimum required front yards and horizontal facade 
requirements. 

6) In the MSC 3 zone of the Market Street Corridor: horizontal facade 
requirements. 

This section does not apply when a design regulation permits the applicant to 
propose an alternate method for complying with it or the use zone chart 
allows the applicant to request a reduced setback administratively. 

b. Process – If a design departure or minor variation is requested, the D.R. 
decision, including the design departure or minor variation, will be reviewed 
and decided upon using the D.B.R. process. 

c. Application Information – The applicant shall submit a complete application on 
the form provided by the Planning Department, along with all information 
listed on that form, including a written response to the criteria in subsection 
(6)(d) of this section. 

d. Criteria – The Design Review Board may grant a design departure or minor 
variation only if it finds that all of the following requirements are met: 

1) The request results in superior design and fulfills the policy basis for the 
applicable design regulations and design guidelines; 

2) The departure will not have any substantial detrimental effect on nearby 
properties and the City or the neighborhood. 

142.35 Design Board Review (D.B.R.) Process 

1. Timing of D.B.R. – For any development activity that requires D.B.R. approval, the 
applicant must comply with the provisions of this chapter before a building permit 
can be approved; provided, that an applicant may submit a building permit 
application at any time during the design review process. An applicant may 
request early design review, but such review shall not be considered a 
development permit or to in any way authorize a use or development activity. An 
application for D.R. approval may be considered withdrawn for all purposes if the 
applicant has not submitted information requested by the City within 60 calendar 
days after the request and the applicant does not demonstrate reasonable 
progress toward submitting the requested information. 



2. Public Meetings – All meetings of the Design Review Board shall be public 
meetings and open to the public. 

3. Authority – The Design Review Board shall review projects for consistency with the 
following:

a. Design guidelines for pedestrian-oriented business districts, as adopted in 
Chapter 3.30 KMC. 

b. Design Guidelines for the Rose Hill Business District (RHBD) and the Totem 
Lake Neighborhood (TLN) as adopted in Chapter 3.30 KMC. 

c. The applicable neighborhood plans contained in the Comprehensive Plan for 
areas where Design Review is required. 

d. The Design Principles for Residential Development contained in Appendix C of 
the Comprehensive Plan for review of attached and stacked dwelling units 
located within the NE 85th Street Subarea and the Market Street Corridor. 

4.  The Design Review Board is authorized to approve minor variations in 
development standards within certain Design Districts described in KZC 
142.25(6)(a) provided the variation complies with the criteria of KZC 142.25(6)(b). 

5. Pre-Design Conference – Before applying for D.B.R. approval, the applicant shall 
attend a pre-design conference with the Planning Official. The conference will be 
scheduled by the Planning Official upon written request by the applicant. The 
purpose of this conference is for the Planning Official to discuss how the design 
regulations, design guidelines, and other applicable provisions of this code and 
the Comprehensive Plan relate to the proposed development and to assist the 
applicant in preparing for the conceptual design conference. A pre-design 
conference may be combined with a pre-submittal meeting. 

6. Conceptual Design Conference – Before applying for design review approval, the 
applicant shall attend a conceptual design conference (CDC) with the Design 
Review Board. The conference will be scheduled by the Planning Official to occur 
within 30 days of written request by the applicant. The applicant shall submit a 
complete application for Design Review within six months following the CDC, or 
the results of the CDC will be null and void and a new CDC will be required prior 
to application for design review approval. The purpose of this conference is to 
provide an opportunity for the applicant to discuss the project concept with the 
Design Review Board and: 

a. To discuss how the design regulations, design guidelines and other applicable 
provisions of the Comprehensive Plan affect or pertain to the proposed 
development; 

b. For the Design Review Board to designate which design regulations, design 
guidelines and other applicable provisions of the Comprehensive Plan apply 
to the proposed development based primarily on the location and nature of 
the proposed development; and 



c. For the Design Review Board to determine what models, drawings, 
perspectives, 3-D CAD model, or other application materials the applicant will 
need to submit with the design review application. 

7. Application – Following the conceptual design conference, the applicant shall 
submit the design review application on a form provided by the Planning 
Department. The application shall include all documents and exhibits listed on the 
application, as well as all application materials required as a result of the 
conceptual design conference. 

8. Public Notice

a. Contents – On receipt of a complete design review application, the Planning 
Official shall schedule a design response conference with the Design Review 
Board to occur within 60 calendar days of receiving the complete application. 
The Planning Official shall provide public notice of the design response 
conference. Public notice shall contain the name of the applicant and project, 
the location of the subject property, a description of the proposed project, time 
and place of the first design response conference, and a statement of the 
availability of the application file. 

b. Distribution – The Planning Official shall distribute this notice at least 14 
calendar days before the first design response conference as follows: 

1) By mailing the notice or a summary thereof to owners of all property within 
300 feet of any boundary of the subject property. 

2) Publish once in the official newspaper of the City. 

3) Post conspicuously on the subject property on a public notice sign. The 
Department of Planning and Community Development is authorized to 
develop standards and procedures for public notice signs. 

9. Design Response Conference – The design response stage allows the Design 
Review Board to review the design plans and provide direction to the applicant on 
issues to be resolved for final approval. The applicant shall present a summary of 
the project to the Design Review Board. The Planning Official shall present a 
review of the project for consistency with the requirements specified in subsection 
(3) of this section. Public comment relevant to the application may be taken. 
Persons commenting must provide their full name and mailing address. The 
Design Review Board may reasonably limit the extent of comments to facilitate 
the orderly and timely conduct of the conference.  

The Design Review Board shall decide whether the application complies with the 
requirements specified in subsection (3) of this section. The Design Review Board 
shall make its decision by motion that adopts approved project drawings in 
addition to changes or conditions required by the Design Review Board. If the 
Design Review Board finds that the application does not meet those 
requirements, it shall specify what requirements have not been met and options 
for meeting those requirements. The Design Review Board may continue the 
conference if necessary to gather additional information necessary for its decision 
on the design review application. If the conference is continued to a specific date, 



no further public notice is required; otherwise notice shall be mailed to all parties 
participating in the design response conference. 

Conceptual Master Plan Conference for TL 2 – The Design Review Board shall 
consider a Conceptual Master Plan (CMP) for properties over one and one-half 
acres in size in TL 2. The CMP shall incorporate the design principles set forth in 
the special regulations for the use in the TL 2 zoning chart. 

Conceptual Master Plan Conference for TL 5 – The Design Review Board shall 
consider a Conceptual Master Plan (CMP) for properties over four acres in size in 
TL 5. The CMP shall incorporate the design principles set forth in the special 
regulations for the use in the TL 5 zoning chart. 

Conceptual Master Plan Conference for RHBD – The Design Review Board shall 
consider a Conceptual Master Plan (CMP) in the RH 3 zone within the NE 85th 
Street Subarea. The CMP shall incorporate the design considerations for the RH 
3 zone set forth in the Design Guidelines for the Rose Hill Business District. 

10. Approval – After reviewing the D.B.R. application and other application materials, 
the Design Review Board may grant, deny or conditionally approve subject to 
modifications the D.B.R. application for the proposed development. No 
development permit for the subject property requiring D.B.R. approval will be 
issued until the proposed development is granted D.B.R. approval or conditional 
approval. The terms of D.B.R. approval or conditional approval will become a 
condition of approval on each subsequent development permit and no 
subsequent development permit will be issued unless it is consistent with the 
D.B.R. approval or conditional approval. The Planning Official shall send written 
notice of the D.B.R. decision to the applicant and all other parties who participated 
in the conference(s) within 14 calendar days of the approval. If the D.B.R. is 
denied, the decision shall specify the reasons for denial. The final D.B.R. decision 
of the City on the D.B.R. application shall be the postmarked date of the written 
D.B.R. decision or, if the D.B.R. decision is appealed, the date of the City’s final 
decision on the appeal. Notwithstanding any other provision of this code, if an 
applicant submits a complete application for a building permit for the approved 
D.B.R. development within 180 days of the final D.B.R. decision, the date of 
vesting for the building permit application shall be the date of the final D.B.R. 
decision. 

Additional Approval Provision for TL 2 and TL 5 – The Notice of Approval for a 
Conceptual Master Plan (CMP) shall set thresholds for subsequent D.B.R. or 
A.D.R. review of projects following approval of a CMP in TL 2 or TL 5. The Notice 
of Approval shall also include a phasing plan for all improvements shown or 
described in the CMP. 

Additional Approval Provision for RHBD – The Design Review Board shall 
determine the thresholds for subsequent D.B.R. or A.D.R. review of projects 
following approval of a Conceptual Master Plan (CMP) in the RHBD. The Notice 
of Approval for the CMP will state the thresholds for future review of projects and 
also include a phasing plan for all improvements shown or described in the CMP. 



142.40 Appeals of Design Review Board Decisions 

1. Jurisdiction – Appeals of the decision of the Design Review Board will be heard as 
follows: 

a. If a related development permit requires an open record public hearing, then 
the appeal shall be heard at that hearing and decided upon by the hearing 
body or officer or officer hearing the related development permit. 

b. If there are no other open record hearings required for related development 
permits, then the decision of the Design Review Board shall be heard at an 
open record hearing by the City Council. 

Only those issues under the authority of the Design Review Board as established 
by KZC 142.35(3) and (4) are subject to appeal. 

2. Who May Appeal – The decision of the Design Review Board may be appealed by 
the applicant or any other individual or entity who submitted written or oral 
comments to the Design Review Board. 

3. Time To Appeal/How To Appeal – The appeal, in the form of a letter of appeal, 
must be delivered to the Planning Department within 14 calendar days following 
the postmarked date of the distribution of the Design Review Board decision. It 
must contain a clear reference to the matter being appealed and a statement of 
the specific elements of the Design Review Board decision disputed by the 
person filing the appeal. 

4. Fees – The person filing the appeal shall include with the letter of appeal the fee 
as established by ordinance. 

5. Notice

a. Content – The Planning Official shall prepare a notice of the appeal containing 
the following: 

1) The file number and a brief written description of the matter being 
appealed. 

2) A statement of the scope of the appeal including a summary of the specific 
matters disputed in the letter of appeal. 

3) The time and place of the public hearing on the appeal. 

4) A statement of who may participate in the appeal. 

5) A statement of how to participate in the appeal. 

b. Distribution – At least 14 calendar days before the hearing on the appeal, the 
Planning Official shall send a copy or a summary of this notice to the 



applicant, appellant(s), and Design Review Board. The notice of appeal may 
be combined with the hearing notice for the related development permit, if 
applicable. 

6. Participation in the Appeal – Only the person(s) who filed the appeal, the applicant, 
and the chair (or designee) of the Design Review Board may participate in the 
appeal. These persons may participate in the appeal in either or both of the 
following ways: 

a. By submitting written comments or testimony to the hearing body or officer prior 
to commencement of the hearing. 

b. By appearing in person, or through a representative, at the hearing and 
submitting oral testimony directly to the hearing body or officer. The hearing 
body or officer may reasonably limit the extent of oral testimony to facilitate 
the orderly and timely conduct of the hearing. 

7. Scope of the Appeal – The scope of the appeal is limited to the specific elements 
of the Design Review Board decision disputed in the letter of appeal and the 
hearing body or officer may only consider comments, testimony, and arguments 
on these specific elements. 

8. Staff Report on the Appeal

a. Content – The Planning Official shall prepare a staff report containing the 
following:

1) The written decision of the Design Review Board. 

2) All written comments received by the Design Review Board. 

3) The letter of appeal. 

4) All written comments on the appeal received by the Planning Department 
from the appellant or applicant and within the scope of the appeal. 

5) An analysis of the specific element(s) of the Design Review Board’s 
decision disputed in the letter of appeal. 

The Planning Official may present the staff report orally to the hearing body or 
officer. 

b. Distribution – At least seven calendar days before the hearing, the Planning 
Official shall distribute copies of the staff report to the hearing body or officer, 
the appellant, and the applicant. 

9. Electronic Sound Recordings – The hearing body or officer shall make a complete 
electronic sound recording of each hearing. 



10. Continuation of the Hearing – The hearing body or officer may continue the 
hearing if, for any reason, it is unable to hear all of the testimony on the appeal or 
if it determines that it needs more information within the scope of the appeal. If, 
during the hearing, the hearing body or officer announces the time and place of 
the continued hearing on the matter, no further notice of that hearing need be 
given.

11. Decision on the Appeal

a. Criteria – Unless substantial relevant information is presented which was not 
considered by the Design Review Board, the decision of the Design Review 
Board shall be accorded substantial weight. The decision may be reversed or 
modified if, after considering all of the evidence in light of the design 
regulations, design guidelines, and Comprehensive Plan, the hearing body or 
officer determines that a mistake has been made. Specific allowances 
established by the applicable use zone charts may not be appealed unless 
the Design Review Board has approved exceptions to those allowances. 

b. General – The hearing body or officer shall consider all information and 
material within the scope of the appeal submitted by the appellant. The 
hearing body or officer shall adopt findings and conclusions and either: 

1) Affirm the decision being appealed; or 

2) Reverse the decision being appealed; or 

3) Modify the decision being appealed. 

c. Issuance of Written Decision – Within eight calendar days after the public 
hearing, the hearing body or officer shall issue a written decision on the 
appeal. Within four business days after it is issued, the hearing body or officer 
shall distribute the decision by mail to the appellant and the applicant. 

d. Effect – If the appeal hearing is combined with an open record hearing for a 
related development permit, the decision on the appeal shall become part of 
the decision on the related development permit. The final decision of the City 
on the appeal of the Design Review Board decision shall occur at the same 
stage as the final decision of the City on the related development permit. Any 
appeal or challenge of the action of the hearing body or officer on the appeal 
of the Design Review Board decision shall be limited to the scope of the initial 
appeal. 

142.50 Modifications 

1.  The Planning Official may approve a modification to the D.R. approval for the 
proposed development if: 

a. The need for the modification was not known and could not reasonably have 
been known before the D.R. approval was granted; 

b. The modification is minor and will not, in any substantial way, change the 
proposed development or violate any requirement imposed by the Design 



Review Board. The Planning Official may consult with the Design Review 
Board in his/her decision; and 

c. The development that will result from the modification will be consistent with the 
design regulations, design guidelines, and Comprehensive Plan. 

2.  Any modification, other than as specified in subsection (1) of this section, must be 
reviewed and decided upon as a new D.R. approval under this chapter. 

142.55 Lapse of Approval for Design Review Board Decisions 

1. General – Unless otherwise specified in the decision granting D.B.R. approval, the 
applicant must begin construction or submit to the City a complete building permit 
application for development of the subject property consistent with the D.B.R. 
approval within one year after the final decision granting the D.B.R. approval or 
that decision becomes void. The applicant must substantially complete 
construction consistent with the D.R. approval and complete all conditions listed in 
the D.B.R. approval decision within three years after the final decision on the 
D.B.R. approval or the decision becomes void. “Final decision” means the final 
decision of the Planning Official or Design Review Board. 

2. Extensions

a. Application – The applicant may apply for a one-time extension, of up to one 
year, of the time limits under subsection (1) of this section. The application for 
the extension must be submitted by letter prior to the expiration of the 
applicable time limit under subsection (1) of this section. The letter of 
application must be submitted to the Planning Department and, along with 
any other supplemental documentation, must demonstrate that the applicant 
is making substantial progress toward developing the subject property 
consistent with the D.B.R. approval and that circumstances beyond his/her 
control prevent compliance with the applicable time limit under subsection (1) 
of this section. 

b. Fee – The applicant shall include with the letter of request the fee as 
established by ordinance. 

c. Review Process – An application for a time extension will be reviewed by the 
Planning Official. 

3. Appeals

a. Who Can Appeal – Any person who is aggrieved by a time extension or denial 
of a time extension under this section may appeal that determination. 

b. How To Appeal – The applicant must file a letter of appeal within 14 days of the 
approval or denial of the time extension indicating how the determination 
affects his/her property and presenting any relevant arguments or information 
on the correctness of the determination. The applicant shall include the 
appeal fee as established by ordinance. 



c. Applicable Procedures – All appeals of decisions under this section will be 
reviewed and decided upon using Process IIA, described in Chapter 150
KZC.

142.60 Bonds 

The Planning Official may require a bond under Chapter 175 KZC to ensure 
compliance with any aspect of a D.R. approval. 



XV.D.  MOSS BAY NEIGHBORHOOD

3.  DOWNTOWN PLAN

XV.D-4 City  o f  K i rk land  Comprehens i ve  P lan

(December 2004 Revision)

Downtown Kirkland provides a strong sense of
community identity for all of Kirkland.  This identity
is derived from Downtown’s physical setting along
the lakefront, its distinctive topography, and the
human scale of existing development.  This identity
is reinforced in the minds of Kirklanders by
Downtown’s historic role as the cultural and civic
heart of the community.

Future growth and development of the Downtown
must recognize its unique identity, complement
ongoing civic activities, clarify Downtown’s natural
physical setting, enhance the open space network,
and add pedestrian amenities.  These qualities will be
encouraged by attracting economic development that
emphasizes diversity and quality within a hometown
setting of human scale.

The Downtown area is appropriate for a wide variety
of permitted uses.  The area’s economic vitality and
identity as a commercial center will depend upon its
ability to establish and retain a critical mass of retail
uses and services, primarily located west of 3rd
Street.  If this objective is not reached, it relegates the
Downtown to a weaker and narrower commercial
focus (i.e., restaurant and offices only) and lessens
the opportunities and reasons for Kirklanders to
frequent the Downtown.

The enhancement of the area for retail and service
businesses will best be served by concentrating such
uses in the pedestrian core and shoreline districts and
by encouraging a substantial increase in the amount
of housing and office floor area either within or
adjacent to the core.  In implementing this land use
concept as a part of Downtown’s vision, care must be

taken to respect and enhance the existing features,
patterns, and opportunities discussed in the following
plan sections on urban design, public facilities, and
circulation.

Figure C-3 identifies five land use districts within the
Downtown area.  The districts are structured
according to natural constraints such as topographical
change, the appropriateness of pedestrian and/or
automobile-oriented uses within the district, and
linkages with nearby residential neighborhoods and
other commercial activity centers.

CORE AREA

The core area should be enhanced as the pedestrian
heart of Downtown Kirkland.  Land uses should be
oriented to the pedestrian, both in terms of design and
activity type.  Appropriate uses include retail,
restaurant, office, residential, cultural, and
recreational.

Restaurants, delicatessens, and specialty retail shops,
including fine apparel, gift shops, art galleries, import
shops, and the like constitute the use mix and image
contemplated in the Vision for Downtown.  These
uses provide visual interest and stimulate foot traffic
and thereby provide opportunities for leisure time
strolling along Downtown walkways for Kirklanders
and visitors alike.

A. VISION STATEMENT

B. LAND USE

A critical mass of retail uses and services is
essential to the economic vitality of the
Downtown area.

Land use districts in the Downtown area are
identified in Figure C-3.

Pedestrian activity in the core area is to be
enhanced.
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The desired pedestrian character and vitality of the
core area requires the relatively intensive use of land
and continuous compact retail frontage.  Therefore,
automobile drive-through facilities should be
prohibited.  Similarly, office uses should not be
allowed to locate on the ground level.  These uses
generally lack visual interest, generate little foot
traffic, and diminish prime ground floor
opportunities for the retail uses that are crucial to the
ambiance and economic success of the core area.

The attractiveness of the core area for pedestrian
activity should be maintained and enhanced.  Public
and private efforts toward beautification of the area
should be promoted.  Mitigation measures should be
undertaken where land uses may threaten the quality
of the pedestrian environment.  For example, in areas
where take-out eating facilities are permitted, a litter
surcharge on business licenses should be considered
as a means to pay for additional trash receptacles or
cleaning crews.

Public open spaces are an important component of
the pedestrian environment.  They provide focal
points for outdoor activity, provide refuge from
automobiles, and stimulate foot traffic which in turn
helps the retail trade.  The establishment and use of
public spaces should be promoted.  Surface parking
lots should be eliminated in favor of structured
parking. In the interim, their role as one form of open
area in the Downtown should be improved with
landscaped buffers adjacent to rights-of-way and
between properties.  Landscaping should also be
installed where rear sides of buildings and service
areas are exposed to pedestrians.

A high-priority policy objective should be for
developers to include only enough parking stalls in
their projects within the core area to meet the
immediate need and to locate the majority of their

parking in the core frame.  This approach would
reserve the majority of core land area for pedestrian
movement and uses and yet recognize that the
adjacent core frame is within a very short walk.

The City should generally avoid vacating alleys and
streets in the core area.  The existing network of
street and alleys provides a fine-grained texture to the
blocks which allows service access and pedestrian
shortcuts.  The small blocks also preclude
consolidation of properties which might allow larger
developments with less pedestrian scale.  Vacations
may be considered when they will not result in
increased building mass and there is a substantial
public benefit.  Examples of public benefit might
include superior pedestrian or vehicular linkages, or
superior public open space.

NORTHWEST CORE FRAME

The Northwest Core Frame includes the area south of
City Hall and north of the core area.  This area should
develop with office, or office/multifamily mixed-use
projects, whose occupants will help to support the
commercial establishments contained in the core.
Retail and restaurant uses are desirable provided that
they have primary access from Central Way.

This area presents an excellent opportunity for the
development of perimeter parking for the core area
and is so shown in the Downtown Master Plan
(Figure C-4).  Developers should be encouraged to
include surplus public parking in their projects, or to
incorporate private parking “transferred” from
projects in the core or funded by the fee-in-lieu or
other municipal source.  While pedestrian pathways
are not as critical in this area as they are in the core,
drive-through facilities should nevertheless be
encouraged to locate elsewhere, to the east of 3rd
Street.

Drive-through facilities and ground-floor
offices are prohibited.

The creation and enhancement of public open
spaces is discussed.

Office and office/multifamily mixed-use
projects are appropriate in the Northwest Core
Frame.
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XV.D.  MOSS BAY NEIGHBORHOOD

3.  DOWNTOWN PLAN

XV.D-8 City  o f  K i rk land  Comprehens i ve  P lan

(December 2004 Revision)

NORTHEAST CORE FRAME

The Northeast Core Frame currently contains the
bulk of the Downtown area’s automobile-oriented
uses.  Redevelopment or new development in this
area should be encouraged to represent a broader
range of commercial uses.

Future development should set the bulk of structures
back from the street while providing low, one-story
retail shops at the edge of the sidewalk.
Development should also underground utilities, and
incorporate parking lot landscaping and a reduction
in lot coverage in site design.  This will present an
open, green face to Central Way and, in conjunction
with Peter Kirk Park on the south side of the street,
create a tree-lined boulevard effect as one approaches
the core area from the east.

EAST CORE FRAME

The East Core Frame includes the area where the
Kirkland Parkplace shopping center is located, and
extends northerly to 7th Avenue.  Developments in
this area should continue to represent a wide range of
uses, in several large, mixed-use projects.  However,
because the area between Central Way and Kirkland
Way provides the best opportunities in the
Downtown for a vital employment base, this area
should continue to emphasize office redevelopment
over residential.

Limited residential use should be allowed adjoining
the eastern edge of Peter Kirk Park as a
complementary use.  These residential uses should be
designed to accommodate the active nature of the
park (e.g., noise, lighting, etc.) to avoid potential
conflicts between future residents and park uses.

The north side of Central Way, within the East Core
Frame, has been redeveloped to nearly its full
potential with high density residential uses.

SOUTH CORE FRAME

The South Core Frame immediately abuts the
southern boundary of the core area.  This area is
suitable for retail, office, and office/multifamily
mixed-use projects.

The South Core Frame, like the Northwest Core
Frame, presents an excellent opportunity for the
development of close-in public parking.  Developers
should be allowed to include surplus public parking
in their projects in this area or to accommodate
private parking “transferred” from the core or funded
by “fee-in-lieu” or other municipal source.

The western half of the South Core Frame should
develop more intensively than the eastern half of this
area, due to its proximity to the Downtown core.  The
vacation of 1st Avenue South, west of 2nd Street
South, and 1st Street South should be considered as a
means of concentrating more intensive development
to the west.

As this area lies just north of an established single-
family neighborhood, mitigation measures may be
required to minimize the impacts of any new
nonresidential development on these single-family
homes.  These measures may include the restriction
of vehicle access to projects within the South Core
Frame to nonresidential streets.  Public

A broad range of commercial uses should be
encouraged in the Northeast Core Frame.

Development in the East Core Frame should
be in large, intensively developed mixed-use
projects.

Retail, office, and office/multifamily mixed-
use projects are suitable for the South Core
Frame.

Public parking may be provided in the South
Core Frame.

Mitigation measures to reduce impacts on
single-family residences may be required.
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improvements, such as physical barriers to restrict
traffic flow in these areas, may be considered.  The
architectural massing of projects in this area should
be modulated both horizontally and vertically to
reduce their visual bulk and to reflect the topography
which presently exists.

The urban design of Downtown Kirkland consists of
many disparate elements which, together, define its
identity and “sense of place.” This document
provides policy guidelines for the design of private
development and a master plan for the development
of the public framework of streets, pedestrian
pathways, public facilities, parks, public buildings,
and other public improvements (see Figure C-4).

The following discussion is organized into three
sections:

A. Downtown Design Guidelines and Design
Review;

B. Building Height and Design Districts; and

C. The Image of the City: Urban Design Assets.

DOWNTOWN DESIGN GUIDELINES
AND DESIGN REVIEW

The booklet entitled “Design Guidelines,” which is
adopted in Chapter 3.30 of the Kirkland Municipal
Code, contains policy guidelines and concepts for
private development in Downtown Kirkland.  The
booklet includes an explanation of the mechanics of
the Design Review process to be used for all new
development and major renovations in the
Downtown area.  Discretion to deny or condition a
design proposal is based on specific Design
Guidelines adopted by the City Council and
administered by the Design Review Board and

Planning Department.  Design Review enables the
City to apply the Guidelines in a consistent,
predictable, and effective manner.

The Guidelines are intended to balance the desired
diversity of project architecture with the equally
desired overall coherence of the Downtown’s visual
and historic character.  This is to be achieved by
injecting into each project’s creative design process a
recognition and respect of design principles and
methods which incorporate new development into
Downtown’s overall pattern.  The Guidelines would
be applied to any specific site in conjunction with the
policy guidance provided by the Downtown Master
Plan and the following text regarding Design
Districts.

The Design Review Process enables the City to
require new development to implement the policy
guidance contained in the Guidelines, the Master
Plan for Downtown, and to protect and enhance the
area’s urban design assets.  A more complete
description of how Design Review should operate is
found in the Zoning Code.

BUILDING HEIGHT AND
DESIGN DISTRICTS

Figure C-5 identifies eight height and design districts
within Downtown Kirkland.  The boundaries of these
districts are determined primarily by the
topographical characteristics of the land and the
area’s proximity to other noncommercial uses.

Design District 1

This district is bordered by Lake Street, Central Way,
3rd Street, and generally 1st Avenue South.  When
combined with District 2, this area corresponds to the
core area as shown in Figure C-3.

C.  URBAN DESIGN

Mechanics of Design Review are described.

Maximum building height in Design District  1
is between two and five stories, depending on
location and use.
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The maximum building height in this area should be
between two and five stories with no minimum
setback from property lines.  Stories above the
second story should be set back from the street.  To
preserve the existing human scale of this area,
development over two stories requires review and
approval by the Design Review Board based on the
priorities set forth in this plan.

Buildings should be limited to two stories along all of
Lake Street South to reflect the scale of development
in Design District 2.  Along Park Lane west of Main
Street, Third Street, and along Kirkland Avenue, a
maximum height of two stories along street frontages
will protect the existing human scale and pedestrian
orientation.  Buildings up to three stories in height
may be appropriate along Central Way to reflect the
scale of development in Design District 8 and as an
intermediate height where adequately set back from
the street.  A continuous three-story street wall
should be avoided by incorporating vertical and
horizontal modulations into the design of buildings.

The portions of Design District 1 designated as 1A in
Figure C-5 should be limited to a maximum height of
three stories. As an incentive to encourage residential
use of upper floors and to strengthen the retail fabric
of the Core Area, a fourth story of height may be
allowed. This additional story may be considered by
the Design Review Board for projects where at least
two of the upper stories are residential, the total
height is not more than four feet taller than the height
that would result from an office project with two
stories of office over ground floor retail, stories
above the second story are set back significantly from
the street and the building form is stepped back at the
third and fourth stories to mitigate the additional
building mass, and the project provides superior retail
space at the street level. Rooftop appurtenances and
related screening should not exceed the total allowed
height, and should be integrated into the height and
design of any peaked roofs or parapets.

The portions of Design District 1 designated as 1B in
Figure C-5 provide the best opportunities for new
development that could contribute to the pedestrian
fabric of the Downtown.  Much of the existing
development in these areas consists of older auto-

oriented uses defined by surface parking lots and
poor pedestrian orientation.  To provide incentive for
redevelopment and because these larger sites have
more flexibility to accommodate additional height, a
mix of two to four stories in height is appropriate.
East of Main Street, development should combine
modulations in building heights with modulations of
facade widths to break large buildings into the
appearance of multiple smaller buildings.  South of
Kirkland Avenue, building forms should step up from
the north and west with the tallest portions at the base
of the hillside to help moderate the mass of large
buildings on top of the bluff.  Buildings over two
stories in height should generally reduce the building
mass above the second story.

As with Design District 1A, an additional story of
height may be appropriate in 1B to encourage
residential use of the upper floors and to strengthen
the retail fabric in the Core Area.  This additional
story may be considered by the Design Review Board
for projects where at least three of the upper stories
are residential, the total height is not more than one
foot taller than the height that would result from an
office project with three stories of office over ground
floor retail, stories above the second story are set
back significantly from the street and the building
form is stepped back at the at the third, fourth, and
fifth stories to mitigate the additional building mass,
and the project provides superior retail space at the
street level.  Rooftop appurtenances and related
screening should not exceed the total allowed height,
and should be integrated into the height and design of
any peaked roofs or parapets.

Design considerations of particular importance in this
area are those related to pedestrian scale and
orientation.  Building design at the street wall should
contribute to a lively, attractive, and safe pedestrian
streetscape.  This should be achieved by the judicious
placement of windows, multiple entrances, canopies,
awnings, courtyards, arcades, and other pedestrian
amenities.  Service areas, surface parking, and blank
facades should be located away from the street
frontage.
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Design District 2

This area is bordered by the shoreline, Central Way,
Lake Street, and 3rd Avenue South.  This area serves
as the link between Downtown and the Lake and
helps define the traditional pedestrian-oriented retail
environment.  In addition, the existing low
development allows public views of the Lake from
many vantages around the Downtown and allows
evening sun into the Downtown core.  To emphasize
this link and the traditional role, building heights in
this area should remain low.  Two stories above the
street are appropriate along Central Way and south of
Kirkland Avenue.  Along Lake Street South between
Kirkland Avenue and Central Way, buildings should
be limited to one story above the street.  Two stories
in height may be allowed in this area where the
impacts of the additional height are offset by
substantial public benefits, such as through-block
public pedestrian access or view corridors.  Buildings
over one story in this area should be reviewed by the
Design Review Board for both design and public
benefit considerations.  These benefits could also be
provided with the development of the Lakeshore
Plaza project identified in the Downtown Master Plan
(see Figure C-4). Building occurring in conjunction
with that project or thereafter should be reviewed in
relation to the new context to determine whether two
stories are appropriate. South of Second Avenue
South, buildings up to three stories above Lake Street
South are appropriate.  Buildings over two stories
should be reviewed by the Design Review Board to
ensure an effective transition along the street and
properties to the south.

As in District 1, pedestrian orientation is an equally
important design consideration in District 2.  In
addition, improvements related to the visual or
physical linkage between building in this area and the
lake to the west should be incorporated in building
design.

The public parking lot located near Marina Park at
the base of Market Street is well suited for a parking
structure of several levels, due to its topography.
Incentives should be developed to encourage the use
of this site for additional public parking.

Design Districts 3 and 7

These districts are east of 3rd Street, north of Central
Way, and south of Peter Kirk Park.  Maximum
building height should be three stories, with a
minimum front yard setback of 20 feet and maximum
lot coverage of 80 percent.  Lower portions of
projects with a pedestrian orientation should be
allowed to encroach into the setbacks to stimulate
pedestrian activity and links to eastern portions of the
Downtown.  Street trees and ground cover are
appropriate along Kirkland Avenue and Central
Way.  By keeping structures in this area relatively
low-rise and set back from the street, views from
upland residences can be preserved and the openness
around Peter Kirk Park enhanced.

In Design District 3, the restriction of access points to
nonresidential streets may be necessary in order to
prevent a negative impact of development in this area
on the single-family enclave which exists to the
south.

Design District 4

This district is located south of 1st Avenue South,
east of 1st Street South.  Land in this area is
appropriate for developments of four stories in
height.

The method for calculating building height should be
modified for this area as described in the discussion
of height calculation for structures in District  8.  The

One to three stories in building height above
Central Way or Lake Street are appropriate in
Design District 2, depending on location.

Maximum building height is three stories in
Design Districts 3 and 7.

Maximum building height to be four stories.
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opportunity to take advantage of substantial grade
changes with terraced building forms also exists in
the western half of District  4. 

Vehicular circulation will be an important
consideration in project design in this area.  The
restriction of access points to nonresidential streets in
order to prevent a negative impact of development in
this area on the single-family enclave which exists to
the south may be necessary.

Design District 5

This district lies at the east side of Downtown
between Central Way and Kirkland Way.  Maximum
building height should be between three and five
stories.  The existing mix of building heights and
arrangement of structures within the district
preserves a sense of openness within the district and
around the perimeter.  Placement, size, and
orientation of new structures in this district should be
carefully considered to preserve this sense of
openness.  Buildings over two stories in height
should be reviewed by the Design Review Board for
consistency with applicable policies and criteria.
Within the district, massing should generally be
lower toward the perimeter and step up toward the
center.  Facades facing Central Way, Kirkland Way,
and Peter Kirk Park should be limited to between two
and three stories, with taller portions of the building
stepped back significantly.  Buildings over three
stories in height should generally reduce building
mass above the third story.

Buildings fronting Peter Kirk Park and the
Performance Center should be well modulated, both
vertically and horizontally, to ease the transition to
this important public space.  Buildings should not
turn their backs onto the park with service access,
blank walls, etc.  Landscaping and pedestrian
linkages should be used to create an effective
transition. Residential development should be
designed to integrate into both the office/retail
character of the zone and the active urban nature of

Peter Kirk Park.  Residential development should
also be limited to those portions of the property
fronting on park green space, rather than those
portions fronting the Teen Center and Performance
Center.

Design considerations related to vehicular and
pedestrian access, landscaping, and open space are
particularly important in this area.  The intersection
of 6th Street and Central Way is a prominent gateway
to the Downtown.  New development in this area
should have a positive impact on the image of
Kirkland and should be designed to enhance this
entry.  Within the district, a north-south vehicular
access between Central Way and Kirkland Way
should be preserved and enhanced with pedestrian
improvements.

Design District 6

This large block of land located between 5th Street
and 6th Street, north of Central Way, and south of 7th
Avenue, is identified as a major opportunity site for
redevelopment elsewhere in this document.
Figure C-6 contains a schematic diagram of design
and circulation considerations that should be
incorporated in the redevelopment of this district.
Development of this district should be relatively
intensive and should be physically integrated through
pedestrian access routes, design considerations, and
intensive landscaping.

Safe, convenient, and attractive pedestrian
connections across the district should be provided.
This path should be designed under a covered
enclosure or arcade along the storefronts in this area.
Visual interest and pedestrian scale of these
storefronts will contribute to the appeal of this
walkway to the pedestrian.  A connection of this
pathway to Central Way should be made, with a
continuation of the overhead enclosure to unify this
pedestrian route.

Building heights of two to five stories are
appropriate in Design District 5.

Maximum building heights of two to four
stories are appropriate for Design District 6.
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Figure C-6: Design Districts 5 and 6 - Circulation and Gateways
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Design considerations related to vehicular and
pedestrian access, landscaping, and open space are
particularly important in this area.  The intersection
of 6th Street and Central Way is a prominent gateway
to the Downtown.  New development in this area
should have a positive impact on the image of
Kirkland and should be designed to enhance this
entry.

A substantial building setback or mitigating design
such as the site configuration on the south side of
Central Way is necessary in order to preserve
openness at this important gateway site.  The
northeast and southeast corners of this block should
be set aside and landscaped to provide public open
spaces or miniparks at these gateways.  Side-yard
setbacks, however, should be minimal to reduce the
appearance of a building surrounded by a parking
area.

The northern portion of this district should be
developed in uses that are residential both in function
and scale.  Access to this portion of the site may be
either from 7th Avenue or from one of the adjacent
side streets.  Some of the significant trees along 7th
Avenue should be incorporated into the site design as
a means of softening the apparent mass of any new
structures and to provide additional elements of
continuity facing the single-family residences along
7th Avenue.  In addition, building mass should step
down toward 7th Avenue and design consideration
should be given to the massing and form of single
family homes to the north.

Design District 8

This district is located north of Central Way and
south of 4th Avenue, between Market Street and 3rd
Street.  Maximum building height should be three
stories abutting Central Way and two stories at 3rd
and 4th Avenues.  Structures which do not abut either
of these streets should be allowed to rise up to four
stories.

Where dramatic elevation changes exist in this
district, an innovative method of calculating height is
appropriate.  In order to encourage the terracing of
building forms on the hillside, building height should
be calculated relative to the ground elevation above
which the individual planes of the structure lie.
Additional bulk controls should apply to restrict the
height within 100 feet of noncommercial
neighborhoods to the same height allowed in the
adjacent zone.  Heights on the north side should step
down to ease the transition to the core area and
moderate the mass on top of the hillside.

Vehicular circulation to nonresidential portions of
projects within this area should not occur on
primarily residential streets.  In addition, design
elements should be incorporated into developments
in this area which provide a transition to the
residential area to the north.

THE IMAGE OF THE CITY:
URBAN DESIGN ASSETS

Many of Downtown’s urban design assets are
mapped on the Master Plan (Figure C-4) or are
discussed explicitly in the text of the Height and
Design Districts or the Downtown Design
Guidelines.  The following text should read as an
explanation and amplification of references made in
those two parts of the Downtown Plan.

Visual Landmarks

The most vivid landmark in Downtown Kirkland is
Lake Washington.  The lake provides a sense of
openness and orientation and is a prominent feature
from two of the three main approaches to the
Downtown.  Many residents and visitors to Kirkland
form their impressions of the community from these
important vantage points.  The preservation and

Building heights of two to four stories are
appropriate, depending on location.

Building height calculation should require
terracing of building forms on sloped sites.

Lake Washington is a major landmark in
Downtown Kirkland.
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enhancement of views from the eastern (Central
Way) and northern (Market Street) gateways is a
high-priority policy objective.

Despite the prominence from these vantage points, the
core area is not well oriented to capitalize on its
waterfront setting.  The existing activity centers of the
retail core and the lake are separated by large surface
parking lots.  The City and property owners around
Marina Park should aggressively pursue opportunities
to correct this deficiency by structuring the existing
surface parking below a public plaza.  This open space
amenity could redefine the Downtown and become
the focal point of the community.

Other outstanding visual landmarks include the large
green expanse of Peter Kirk Park, which provides an
open space relief to the densely developed
Downtown core to the west.  The library and Senior
Center building at the southeast edge of Peter Kirk
Park, as well as the METRO transit center at the
western boundary of the park, are also well-known
local landmarks.

The City Hall facility provides an important visual
and civic landmark on the northern slope above the
Downtown.  Marina Park and the pavilion structure
situated there are also symbolic reference points of
community, recreational, and cultural activities.

There are a number of features in and nearby the
Downtown area with historic significance which add
to its visual character and historic flavor.  These
landmarks include the historic buildings on Market
Street and the old ferry clock on Lake Street at
Kirkland Avenue.  These structures should be
recognized for their community and historic value,
and their preservation and enhancement should have
a high priority.  In contrast to the bland architecture
of many of the buildings in the Downtown
constructed since the 1940’s, some of the older
structures help define the character of the
Downtown.  The City will consider preserving this
character through a process of inventorying these
structures and adopting historic protection
regulations.  New regulations could range from
protecting the character of designated historic
buildings to protecting the actual structure.  Some

form of preservation would provide continuity
between the Downtown vision and its unique past.

Public Views

A number of dramatic views exist in the Downtown
and its immediate vicinity due to the hills, the valley,
and the sloping land areas which form the bowl-like
topography which characterizes the City’s center.
One of the views most often associated with
Downtown Kirkland is from the eastern gateway,
where Central Way meets 6th Street.  From this
vantage point, the hills north and south of the core
area form a frame for a sweeping view of Lake
Washington in the distance and the Olympic
mountain range beyond.

Another striking view, identified in Figure C-4, is
from the Market Street entry into Downtown.  This
approach is met with a view of the lake, Marina Park
and its pavilion, and the City’s shoreline.  This view
could be enhanced with redevelopment of the GTE
site, where the existing massive building
substantially diminishes this broad territorial view.

Where the Kirkland Avenue and 2nd Avenue South
rights-of-way cross Lake Street and continue to Lake
Washington, an unobstructed view of open water is
visible to pedestrians and people traveling in
vehicles.  These views are very valuable in
maintaining the visual connection and perception of
public accessibility to the lake.  These views should
be kept free of obstruction.

Gateways

The gateways into Downtown Kirkland are very clear
and convey a distinct sense of entry.  Two of the
Downtown’s three major gateways make use of a
change in topography to provide a visual entry into
the area.

Important Downtown views are from the
northern, southern, and eastern gateways.

Topographic changes define gateways into the
Downtown area.
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At the eastern boundary of the Downtown area,
Central Way drops toward the lake, and the core area
comes clearly into view.  This gateway could be
enhanced by an entry sign, similar to one located
farther up the hill to the east, or some other
distinctive structure or landscaping feature.

A second major gateway is the Downtown’s northern
entrance where Market Street slopes gradually down
toward Marina Park.  The historic buildings at 7th
Avenue begin to form the visual impression of
Downtown’s character and identity, and the
landscaped median adds to the boulevard feeling of
this entryway.  Some type of sign or other feature
could be incorporated into the improvements to the
Waverly site.

At the Downtown’s southern border, the curve of
Lake Street at about 3rd Avenue South provides a
very clear gateway into the commercial core.  It is at
this point that the transition from residential to retail
uses is distinctly felt.  Here, also, is an opportunity to
enhance this sense of entry by creation of literal
gateposts, signs, or landscape materials.

Pathways

The size and scale of Downtown Kirkland make
walking a convenient and attractive activity.  An
extensive network of pedestrian pathways covers the
Downtown area, linking residential, recreational, and
commercial areas.  Downtown Kirkland is a
pedestrian precinct unlike virtually any other in the
region.  It is almost European in its scale and quality.

The core of the shopping district, with its compact
land uses, is particularly conducive to pedestrian
traffic.  Both sides of Lake Street, Park Lane, and
Kirkland Avenue are major pedestrian routes.  Many
residents and visitors also traverse the land west of
Lake Street to view and participate in water-oriented
activities available there.

The Downtown area’s major east/west pedestrian
route links the lake with Peter Kirk Park, the
Kirkland Parkplace shopping center, and areas to the
east.  For the most part, this route is a visually clear
pathway, with diversity and nearby destinations
contributing to its appeal to the pedestrian.
Enhancement and improved definition of this
important east-west pedestrian corridor would help
link Park Place with the rest of the shopping district.

Minor pedestrian routes link the residential areas
north of Central Way and south of Kirkland Avenue.
These linkages need to be strengthened in order to
accommodate the residential and office populations
walking from the Norkirk Neighborhood and core
frames, respectively.  Additional improvements, such
as brick paver crosswalks, pedestrian safety islands,
and signalization, are methods to strengthen these
north-south linkages.

Enhancement of the Downtown area’s pedestrian
routes should be a high-priority policy and design
objective.  For example, minor architectural features
and attractive and informative signs should be used to
identify public pathways.  Public and private efforts
to make pedestrian walkways more interesting,
functional, convenient, and safe, should be strongly
supported.  Figure C-4 highlights a number of
projects proposed for this purpose.  These projects
are discussed in detail elsewhere in this text.

OPEN SPACE/PARKS

Four major park sites are critical to the Downtown’s
feeling of openness and greenery.  These parks
weave a noncommercial leisure-time thread into the
fabric of the area and provide a valuable amenity,
enhancing Downtown’s appeal as a destination.
Each of the major approaches to the Downtown is
met with a park, with the Waverly site and Marina
Park enhancing the northern entry, and Peter Kirk

An extensive network of pedestrian pathways
covers the Downtown area.

Enhancement of Downtown pedestrian routes
should be a high-priority objective.

D.  PUBLIC FACILITIES
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Park and Dave Brink Park augmenting the eastern
and southern approaches.  Physical improvements in
and near these parks should strengthen their visual
prominence and prevent view obstruction.

Marina Park and Peter Kirk Park in particular are
well-used by families and recreational groups.
Public facilities at these parks should continue to
expand opportunities for residents, such as the
installation of permanent street furniture and play
equipment for children at Marina Park.

Downtown projects which are not directly related to
the parks should continue to locate adjacent to the
parks, and in some cases, should share access or
parking.  Impacts from projects, such as the tour boat
dock at Marina Park and the METRO transit center at
Peter Kirk Park, should be minimized.  Efforts to
provide continuity between these facilities and the
parks through the use of consistent walkway
materials, landscaping, and other pedestrian
amenities, will help to reduce the appearance of a
separation of uses at these locations.

The boat launch ramp which exists at Marina Park is
an important amenity in the community.  It should be
retained until another more suitable location is found.

OTHER PUBLIC FACILITIES

City Hall and the Library/Senior Center facility add
to the community atmosphere and civic presence in
the Downtown area.  The plan for Downtown
developed in 1977 recommended that the City Hall
facility be moved from its previous location in the
core area to its present site overlooking the
Downtown from the northern slope.  In its new
location, City Hall is close enough to Downtown to
contribute workers to the retail and restaurant trade,
as well as to provide a visually prominent and
symbolic landmark when viewed from the
Downtown.

The City should help to foster economic vitality in
the Downtown by working with the private sector
and by encouraging independent efforts toward
economic development by the private sector.  Such
assistance to the business community might include
supporting efforts to establish local improvement or
business improvement districts.  This could take the
form of seed money for preliminary studies and the
dissemination of information.

Other public efforts to strengthen the Downtown
business climate should include the continued
promotion of public projects such as the tour boat
dock, in addition to continued support for private
projects such as the Lakeshore Plaza Boardwalk,
which would help to implement public policy goals.

PEDESTRIAN

Pedestrian routes should have equal priority to
vehicular routes in Downtown circulation.

Pedestrian amenities and routes should continue to be
improved, and should be given equal priority with
that of vehicular routes for circulation within the
Downtown.  Modifications to the street network and
traffic patterns should not be allowed to disrupt
Downtown pedestrian activity and circulation.

To be a truly successful walking environment, the
core area of the Downtown must be safe, convenient,
and pleasant for the pedestrian.  Pedestrian safety
would be increased greatly by reducing opportunities
for conflicts with cars.  The reprogramming of
crosswalk signals to favor the pedestrian would
discourage jaywalking and allow sufficient time for
slower walkers to cross the street.

Convenience to the pedestrian will be enhanced by
improving the directness and ease of pedestrian

Pedestrian improvements should be made to
improve connections between parks and
nearby facilities.

Public efforts to assist the Downtown business
district should be continued.

E.  CIRCULATION
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routes.  “Shortcuts” between streets, or even between
buildings, can link pedestrian routes over large
distances where vehicles cannot circulate.
Coordinated public directory signs and maps of
walkways should be developed to clearly identify
public pathways for the pedestrian.

The pleasures of walking in the Downtown area
would be enhanced by the installation of minor
public improvements, such as street furniture
(benches, planters, fountains, sculptures, special
paving treatments), flower baskets, and coordinated
banners and public art.  The creation of a system of
overhead coverings such as awnings, arcades, and
marquees would provide protection to the pedestrian
during inclement weather, allowing for pedestrian
activity year-round.  All of these features would add
visual interest and vitality to the pedestrian
environment.

Brick crosswalks have been installed at 3rd Street
and Park Lane in conjunction with the METRO
transit center facility.  The expansion of the use of
brick for crosswalks throughout the Downtown
should be considered.  In any case, additional
restriping of crosswalks in the Downtown area
should be actively pursued.

The establishment and improvement of pedestrian
pathways between activity centers should be a high-
priority policy objective.  Major pedestrian routes
within the Downtown area are identified in
Figure C-4.  Major pathways include the extensive
east-west “spine” or “Park Walk Promenade,” which
links the lake with points east of 6th Street and the
shoreline public access trail.

The Downtown Master Plan also identifies other
important pedestrian routes which provide north-
south pedestrian access.  Improvements to these
pathways should be promoted, particularly at the
intersection of 6th Street and Central Way.  Elevated
crosswalks should be considered among the

alternatives reviewed for pedestrian access across
Central Way.  Disadvantages to elevated crosswalks
which should be considered are potential view
blockage and the loss of on-street pedestrian traffic.

The portion of the Park Walk Promenade spanning
Peter Kirk Park was installed by the City during
renovation of the park facilities.  The walk serves the
Senior Center and library, as well as commercial
areas to the east and west.  This walkway should be
expanded upon when the remaining land south of
Kirkland Parkplace develops.

Figure C-4 illustrates pedestrian system improve-
ments for the two major routes which are intended to
serve several purposes.  These projects would im-
prove the safety, convenience, and attractiveness of
foot traffic in the Downtown, provide shelter from
the weather, and create a unifying element highlight-
ing the presence of a pedestrian linkage.

The Lakeshore Plaza shown on the Downtown
Master Plan envisions a large public plaza
constructed over structured parking.  Ideally, the
plaza would be developed through public/private
partnerships to provide a seamless connection
between the Downtown and the lake.  The plaza
would be at the same grade as Lake Street and would
provide visual and pedestrian access from a series of
at-grade pedestrian connections from Central Way
and Lake Street.

The Park Walk Promenade identified on the
Downtown Master Plan should consist of a series of
minor structures placed at prominent locations along
the walkway in order to clearly identify the pathway
throughout its length, as well as to provide some
protection during wet weather.  The plexiglas and
metal “space frames” used at Mercer Island’s Luther
Burbank Park and at the Seattle Center are possible
design options for protective structures.  The
concrete and metal gateway feature where Parkplace

A system of overhead coverings should be
considered to improve the quality of pedestrian
walkways year-round.

A large public plaza should be constructed
west of buildings on Lake Street to enhance the
Downtown’s lake front setting (See Figure C-
4).
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abuts Peter Kirk Park is a good model for visual
markers along the east-west pedestrian spine.

VEHICULAR

Automobiles and public transit are the modes of
transportation which move people in and out of the
Downtown, and often between the core area and the
frame.  Within the Downtown, pedestrian circulation
should be given equal priority with vehicular
circulation.  A primary circulation goal should be to
emphasize pedestrian circulation within the
Downtown, while facilitating vehicle access into and
out of the Downtown.

Lake Street should be designated to function as a
major pedestrian pathway.  The objectives for land
use and pedestrian circulation should be seriously
considered during any plans for traffic and roadway
improvements on Lake Washington Boulevard.  The
goal to discourage commuter traffic on the boulevard
should not be viewed independently from the need to
retain vehicle access for tourists, shoppers, and
employees to the Downtown.

State Street should continue to serve as a major
vehicular route, bringing shoppers and workers into
the Downtown area.  Sixth Street should be
developed to accommodate additional vehicles.
Future plans for Lake Street and Lake Washington
Boulevard may include the diversion of cars from the
Downtown area, and 6th Street would provide the
most appropriate north/south alternative route.  The
existence of commercial development on this street
renders it more appropriate than State Street to
handle substantial commuter traffic.

Third Street has been designed for the pedestrian and
public transit user, with the METRO transit center
located on this street.  The use of public
transportation as an alternative for people who work

or shop in the Downtown should be encouraged.
Increased use of this mode of transportation would
help to reduce traffic congestion and parking
problems in the core area.

The number of vehicular curb cuts in the Downtown
area should be limited.  Both traffic flow in the streets
and pedestrian flow on the sidewalks are disrupted
where driveways occur.  In the core frame in
particular, the placement of driveways should not
encourage vehicles moving to and from commercial
areas to travel through residential districts.

PARKING

The core area is a pedestrian-oriented district, and the
maintenance and enhancement of this quality should
be a high priority.  Nevertheless, it should be
recognized that pedestrians most often arrive in the
core via an automobile which must be parked within
easy walking distance of shops and services.  To this
end, as discussed elsewhere in this chapter, private
projects which include a substantial amount of
surplus parking stalls in their projects should be
encouraged to locate these parking stalls in the core
frame.

The Downtown area contains a variety of parking
opportunities.  Four public parking lots exist in the
Downtown area: at the west side of Peter Kirk Park,
the street-end of Market Street at Marina Park, in
Lakeshore Plaza, and at the intersection of Central
Way and Lake Street.  These lots are shown on the
Downtown Master Plan (Figure C-4).

Other sites that would be appropriate for public
parking include the north and south slope of the
Downtown as shown in Figure C-4.  Public parking
in these areas would help to serve core-area
businesses, while not detracting from the dense
pattern of development critical to the pedestrian
environment there.

Alternate traffic routes should be considered.

The use of public transportation to the
Downtown should be encouraged.

Public parking to be a permitted use on private
properties north and south of the core area.
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More intensive development of existing parking
areas should be considered as a way to provide more
close-in public parking.  Certain sites, such as the
Market Street-End lot and the Peter Kirk lot would
adapt well to structured parking due to the
topography in the immediate vicinity of these lots.
Structuring parking below Lakeshore Plaza could
make more efficient use of the available space and
result in a dramatic increase in the number of stalls
available.

The fee-in-lieu of parking alternative allows
developers in the core area to contribute to a fund
instead of providing required parking on site.  The
City’s authority to spend the monies in this fund
should be expanded to include the use of the funds on
private property in conjunction with parking facilities
being provided by private developers.

Another option for off-site parking should be
considered which would allow developers to provide
the parking required for their projects elsewhere in
the core area or core frame.  This alternative should
include the construction of parking stalls in
conjunction with another developer, if it can be
shown that the alternative parking location will be
clearly available to the public and is easily accessible
to the core area.

The City’s parking management and enforcement
program should be maintained.  The program should
be evaluated periodically to assess its effectiveness,
with revisions made when necessary.

The Central Neighborhood contains a wide variety of
housing types, including many single-family
residences and multifamily units.  It is the intent of
the Comprehensive Plan to provide a range of
housing opportunities, and a continued broad range is
planned for the Central Neighborhood (Figure C-1).

The various residential densities designated for land
in the Central Neighborhood, and particularly for the
areas lying south of Kirkland Avenue, will be
compatible if certain concerns are addressed.  For
example, a low-density designation is appropriate in
any area developed predominantly in single-family
homes, if the likelihood exists that these structures
will be maintained for the lifetime of this Plan.
Similarly, an area should remain committed to low-
density uses if a higher-density development in the
area could not be adequately buffered from single-
family houses.

A medium-density designation is appropriate for
areas where sufficient land area is available to
separate such development from adjacent single-
family uses.  In addition, medium-density residential
development should not be allowed where it would
significantly increase traffic volumes on streets
where single-family housing is the predominant land
use.  Other considerations include the overall
compatibility of medium-density development with
adjacent single-family uses, with respect to height,
setbacks, landscaping, and parking areas.  If special
precautions are taken to reduce adverse impacts on
existing single-family homes, higher densities may
be allowed.  Within the Central Neighborhood, land
surrounding the Downtown is generally most
appropriate for these higher-density developments.

The block of land lying east of 6th Street, between
Kirkland Way and Kirkland Avenue, is largely
developed in a mix of single-family and multifamily
uses.  Medium-density residential development at a

A.  LIVING ENVIRONMENT

Considerations for low-density residential
development are discussed.

Considerations for medium- and high-density
residential development are discussed.

Medium-density residential development
permitted in block between Kirkland Avenue
and Kirkland Way, along 6th Street South, as
well as south and west of Planned Area 6.
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MEMORANDUM 
 
To: David Ramsay, City Manager 
 
From: Robin S. Jenkinson, City Attorney 
 
Date: September 26, 2008 
 
Subject: Moratorium Ordinance  
 
 
 
RECOMMENDATION:   
 
After conducting the public hearing, the City Council determine whether to repeal, modify, or renew, for up 
to six months, the moratorium initially imposed by Ordinance 4139. 
 
BACKGROUND:   
 
On September 16, 2008, the City Council passed Ordinance 4139, imposing a moratorium on the 
acceptance of applications for development permits which would add or create in excess of 500 square 
feet of gross floor area.  The moratorium applies to Central Business District (CBD) Zones 1, 2, 3, 4, 6, 7, 
and 8.  The purpose of the moratorium is to provide the City Council time to consider whether 
Comprehensive Plan and/or Zoning Code amendments related to Downtown development should be 
adopted.   
 
The moratorium is in effect for an initial period of 60 days, until November 21, 2008, unless renewed, 
repealed or modified by the City Council.  As provided in RCW 35A.63.220 and RCW 36.70A.390, the 
moratorium may not be renewed unless the City Council firsts holds a public hearing to accept and 
consider public comment and testimony.  Ordinance 4139 provides that such hearing shall occur no later 
than November 15, 2008.  Following the hearing, the City Council may adopt a moratorium extension of 
up to six months.  Additional renewals are permitted, but each must be preceded by a public hearing and 
can be for no longer than six months.  The proposed ordinance attached to this memorandum extends the 
moratorium of up to 180 days, beginning on its effective date.     
 
The proposed ordinance includes all but one of the exceptions to the application of the moratorium that 
were allowed in Ordinance 4139.  Ordinance 4139 created an exemption, consistent with the Zoning Code, 
for an applicant who submitted a complete building application for an approved Design Board Review 
development within 180 days of the final Design Board Review decision.  Staff has determined that building 
permit applications have been received for all approved Design Board Review developments, so this 
exception is no longer necessary.   
 
The following exceptions included in Ordinance 4139 are extended under the proposed ordinance:  1)  
development permit applications that were submitted and vested prior to September 27, 2008, (the 
effective date of Ordinance 4139); 2) shoreline permits administered by the City under the Shoreline 
Management Act; 3) the Park/Public Use (P) Zone, publicly owned property and/or facilities, or the public 
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right-of-way; and 4) the Bank of America project for which a complete building permit application has 
already been submitted and Superior Court review is pending.   
 
Under RCW 35A.63.220 and RCW 36.70A.390, the City Council must adopt findings of fact justifying its 
action imposing the moratorium.  Section 8 of the proposed ordinance includes findings of fact for the City 
Council’s consideration.  These were developed based upon City Council comments at the September 2 
and 16, 2008, City Council meetings.  The City Council may adopt, reject or supplement these findings or 
request that additional findings be prepared and returned at the Council’s next regular meeting.  
 
Please do not hesitate to contact me with any questions. 
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To: David Ramsay, City Manager 
 
From: Robin S. Jenkinson, City Attorney 
 
Date: September 29, 2008 
 
Subject: CBD Interim Regulations for City Council Review Process 
 
 
 
RECOMMENDATION:   
 
After conducting the public hearing, the City Council determine whether to pass attached ordinance which 
would enable the Council to hold future public hearings to consider and decide on potential amendments 
to the Comprehensive Plan and/or Zoning Code related to Central Business District (CBD) Zones 1, 2, 3, 
4, 6, 7, and 8 without receiving a recommendation and report from the Planning Commission. 
  
BACKGROUND:   
 
On September 16, 2008, the City Council passed Ordinance 4139, imposing a moratorium on the 
acceptance of applications for development permits which would add or create in excess of 500 square 
feet of gross floor area.  The moratorium applies to Central Business District (CBD) Zones 1, 2, 3, 4, 6, 7, 
and 8.  The purpose of the moratorium is to provide the City Council time to consider whether 
Comprehensive Plan and/or Zoning Code amendments related to Downtown development should be 
adopted.   
 
At its September 2 and September 16, 2008, meetings, the City Council discussed conducting the review 
of potential amendments to the Comprehensive Plan and/or Zoning Code itself, without receiving a report 
and recommendation from the Planning Commission.  The attached ordinance provides that the City 
Council will hold the public hearing(s) for the potential amendments and that the procedures for the 
hearing(s), notification, staff report, publication, and effective date of any resulting ordinance would be the 
same as those in Kirkland Zoning Code Chapter 160 for Process IV.  
 
Under RCW 35A.63.220 and RCW 36.70A.390, the City Council must adopt findings of fact justifying its 
action imposing the interim regulations.  Section 4 of the proposed ordinance includes findings of fact for 
the City Council’s consideration.  These were developed based upon City Council comments at the 
September 2 and 16, 2008, City Council meetings.  The City Council may adopt, reject or supplement 
these findings or request that additional findings be prepared and returned at the Council’s next regular 
meeting.  
 
Please do not hesitate to contact me with any questions. 
 
 



ORDINANCE NO. 4142 
 
 
AN ORDINANCE OF THE CITY OF KIRKLAND IMPOSING A MORATORIUM 
WITHIN CENTRAL BUSINESS DISTRICT (CBD) ZONES 1, 2, 3, 4, 6, 7, AND 8 
ON THE ACCEPTANCE OF APPLICATIONS FOR REVIEW AND/OR ISSUANCE 
OF DEVELOPMENT PERMITS OR APPLICATIONS FOR DESIGN REVIEW FOR 
ANY NEW DEVELOPMENT THAT WOULD ADD OR CREATE IN EXCESS OF 500 
SQUARE FEET OF GROSS FLOOR AREA; AND REPEALING ORDINANCE 4139. 
 
 WHEREAS, the Kirkland City Council has previously identified a goal of 
maintaining the overall coherence of the Downtown’s visual and historic 
character, which goal is articulated in the Downtown Plan, the Design 
Guidelines for Pedestrian Oriented Business Districts, the Zoning Code and 
Design Review regulations, and in other policy/planning documents; and 
 

WHEREAS, recent disputes concerning the application of provisions of 
the Downtown Plan, the Zoning Code, and Design Review regulations to 
specific Downtown development proposals indicate that members of the public 
and development community do not share a common understanding of the 
meaning of said provisions or the way in  which they should be applied; and  

 
WHEREAS, the lack of shared understanding and resulting disputes 

interfere with the predictability of Downtown development and achievement of 
the goal of maintaining the overall coherence of the Downtown’s visual and 
historic character; and 

 
 WHEREAS, the City has a compelling interest in ensuring that the 
goals and policies contained within the Downtown Plan and other 
policy/planning documents are fulfilled; and  
 
 WHEREAS, the clarification of applicable Plan, Zoning Code, and 
Design Review provisions may promote broader understanding and 
acceptance, reduce disputes, and help streamline the Downtown development 
approval process; and 

 
WHEREAS, amendments to the Comprehensive Plan and/or Zoning 

Code may assist in providing clarification; and  
  
 WHEREAS, a moratorium on acceptance of applications for any new 
development or applications for Design Review that would add or create in 
excess of 500 square feet of gross floor area in CBD Zones 1, 2, 3, 4, 6, 7, 
and 8 would provide the City Council time to consider whether Comprehensive 
Plan and/or Zoning Code amendments should be adopted; and  

 
WHEREAS, the City will establish a work plan to study and develop any 

Comprehensive Plan and/or Zoning Code amendments that may be needed to 
address the concerns identified above; and 

 
WHEREAS, the City is authorized pursuant to RCW 35A.63.220 and 

RCW 36.70A.390 to adopt a moratorium for the purpose of preserving the 
status quo while Comprehensive Plan and/or Zoning Code amendments are 
considered, and, if determined to be necessary, prepared and enacted; and  
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WHEREAS, on September 16, 2008, the City Council passed 
Ordinance 4139 establishing a moratorium in CBD Zones 1, 2, 3, 4, 6, 7, and 
8 on the application for any development permit which would add or create in 
excess of 500 square feet of gross floor area; and 

 
WHEREAS, Washington state law, including RCW 35A.63.220 and 

RCW 36.70A.390, authorizes cities to adopt moratoria for a period of up to six 
months following a public hearing, with additional extensions possible with 
additional hearings; and  

 
WHEREAS, the City Council held a public hearing on October 7, 2008; 
 
NOW THEREFORE, the City Council of the City of Kirkland do ordain as 

follows: 
 
Section 1.  Repeal.  Ordinance 4139, passed September 16, 2008, is 

hereby repealed. 
 
 Section 2.  Imposition of Moratorium.  A moratorium is hereby 
imposed in Central Business District (CBD) Zones 1, 2, 3, 4, 6, 7 and 8 on the 
application for, intake of, review of, or issuance of any development permit or 
application for Design Review which would add or create in excess of 500 
square feet of gross floor area except as provided in Sections 3, 4, 5, 6, and 7. 
 
 Section 3.  The moratorium established in Section 2 of this Ordinance 
shall not apply to development permits that became vested prior to September 
27, 2008, in accordance with RCW 19.27.095 and RCW 58.17.033. 

 
Section 4.  The moratorium established in Section 2 of this Ordinance 

shall not apply to applications for substantial development permits, conditional 
use permits, or variances under the Shoreline Management Act, Chapter 90.58 
RCW, and Kirkland Municipal Code Chapter 24.06. 

 
Section 5.  The moratorium established in Section 2 of this Ordinance 

shall not apply to the Park/Public Use (P) Zone, publicly owned property 
and/or facilities, or public right-of-way. 

 
Section 6.  The moratorium established in Section 2 of this Ordinance 

shall not apply to the Bank of America/Merrill Gardens Mixed Use Project at 
101 Kirkland Avenue, File No. DRC07-00006, Case No. APL08-00001 (“Bank 
of America Project”).  Design Review for the Bank of America Project was 
approved by the City Design Review Board (DRB) on January 16, 2008, but the 
City Council reversed the DRB decision on August 5, 2008.  The applicant for 
the Bank of America Project appealed the City Council decision to King County 
Superior Court, and that appeal is currently pending.  (Case No. 08-2-29048-
4SEA). 

 
Section 7.  Duration and Scope of Moratorium.  The moratorium 

imposed by this Ordinance shall continue in effect for a period of up to one 
hundred eighty (180) days from the effective date of this Ordinance, unless 
repealed, extended, or modified by the City Council. 

 
Section 8.  Findings of Fact.   
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A. The recitals set forth on pages 1-2 above are hereby adopted as 
findings of fact. 

 
B. Although decisions of the City Council on appeals of Design Review 

approvals for Downtown development reflect the meaning of 
Comprehensive Plan, Zoning Code, and Design Review provisions 
as adopted by the City Council, property developers and City 
residents desire greater certainty concerning the meaning and 
application of the Comprehensive Plan, Zoning Code, and/or 
Design Review provisions governing Downtown development. 

 
C. It is necessary for the City Council to consider whether changes to 

the Downtown Plan, Zoning Code, and/or Design Review 
provisions can provide more certainty and predictability, thereby 
facilitating achievement of Downtown Plan and other goals. 

 
D. To provide the time for such consideration and to avoid the 

potential for submission and vesting of applications for 
development that may be inconsistent with Plan and/or Code 
clarifications considered by the City Council, a moratorium as set 
forth in Section 2 above is necessary. 

 
E. To facilitate greater predictability and certainty in the Downtown 

development approval process, Downtown Plan and/or Zoning 
Code provisions could also be clarified to provide additional, more 
specific guidance to Design Review Board in the exercise of its 
discretion. 
 

F. The City Council also needs to consider whether the tasks and 
level of discretion currently delegated to the Design Review Board 
strike the appropriate balance or whether changes in the Design 
Review approval process could provide greater predictability and 
certainty. 

 
G. A planning process including significant opportunities for 

participation by property owners, residents and other stake-holders 
will be undertaken and the moratorium is required to maintain 
current conditions while the planning process progresses. 
 

Section 9.  Additional Extensions.  If a period of more than one 
hundred eighty (180) days is required to complete consideration of any 
changes to the Comprehensive Plan and/or Zoning Code, the City Council may 
adopt additional extensions of this moratorium after any required public 
hearing pursuant to RCW 35A.63.220 and RCW 36.70A.390. 

 
Section 10.  Severability.  Should any provision of this Ordinance or its 

application to any person or circumstance be held invalid, the remainder of the 
ordinance or the application of the provision to any other persons or 
circumstances shall not be affected. 

 
Section 11.  Savings Clause.  Ordinance 4139, which is repealed by 

this Ordinance, shall remain in force and effect until the effective date of this 
Ordinance. 
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Section 12.  Effective Date.  This Ordinance shall be in force and effect 

five days from and after its passage by the Kirkland City Council and 
publication, as required by law. 
 
 Passed by majority vote of the Kirkland City Council in open meeting 
this _____ day of ______________, 2008. 
 
 Signed in authentication thereof this _____ day of 
________________, 2008. 
 
    ____________________________ 
    MAYOR 
 
Attest: 
____________________________ 
City Clerk 
 
Approved as to Form: 
____________________________ 
City Attorney 



ORDINANCE NO. 4143 
 
 
 
AN INTERIM ORDINANCE OF THE CITY OF KIRKLAND RELATING TO LAND 
USE AND ZONING, ADOPTING INTERIM ZONING REGULATIONS FOR THE 
REVIEW PROCESS FOR CITY COUNCIL INITIATED AMENDMENTS TO THE 
COMPREHENSIVE PLAN AND/OR TEXT OF THE ZONING CODE IN CENTRAL 
BUSINESS DISTRICT (CBD) ZONES 1, 2, 3, 4, 6, 7, AND 8, INCLUDING 
AMENDMENTS TO KIRKLAND ZONING CODE CHAPTER 142, DESIGN 
REVIEW. 
 
 

WHEREAS, on September 16, 2008, the City Council passed 
Ordinance 4139 establishing a moratorium on certain development 
applications in CBD Zones 1, 2, 3, 4, 6, 7, and 8 for the purpose of providing 
the City Council time to consider whether Comprehensive Plan and/or Zoning 
Code amendments related to Downtown development should be adopted; and  

 
WHEREAS, due to the workload of the Planning Commission and the 

time sensitivity created by the contemporaneous moratorium, it would be 
beneficial to have the the City Council conduct the review of any City Council 
initiated amendments to Comprehensive Plan and/or text of the Zoning Code 
without receivinng a recommendation and report from the Planning 
Commission; and    

 
 WHEREAS, the City Council finds it in the public interest to adopt an 
interim zoning regulations which will enable the City Council to carefully and 
thoroughly review Council initated amendments to the Comprehensive Plan 
and/or text of the Zoning Code;  

 
WHEREAS, the City has the authority to adopt interim zoning 

regulations pursuant to RCW 35A.63.220 and RCW 36.70A.390; and 
 
WHEREAS, the City Council held a public hearing on October 7, 2008;

   
 NOW, THEREFORE, the City Council of the City of Kirkland do ordain 
as follows: 

 
Section 1.  As an interim zoning regulation, for amendments to the 

Comprehensive Plan initiated by the City Council for Central Business Zones 
(CBD) 1, 2, 3, 4, 6, 7, and 8, the City Council shall hold a public hearing using 
the process described in Kirkland Zoning Code (KZC) 160.40 for notice; KZC 
160.45 for staff report; KZC 160.55, 160.65 and 160.70 for public hearing; 
and KZC 160.90 for publication and effect.   The Planning Official shall notify 
the Planning Commission in writing about the proposed amendment to the 
Comprehensive Plan at least 14 days before the public hearing.   

 
Section 2.  As an interim zoning regulation, for amendments to the text 

of the Kirkland Zoning Code initiated by the City Council for CBD Zones 1, 2, 3, 
4, 6, 7, and 8, including KZC Ch. 142, Design Review, the City Council shall 
hold a public hearing using the process described in KZC 160.40 for notice; 
KZC 160.45 for staff report; KZC 160.55, 160.65 and 160.70 for public 
hearing; and KZC 160.90 for publication and effect.  The Planning Official shall 

Council Meeting:  10/07/2008 
Agenda:  Public Hearings 
Item #:  9. d. (2).
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notify the Planning Commission in writing about the proposed amendment to 
the text of the Zoning Code at least 14 days before the public hearing. 

 
 Section 3.  Duration of Interim Regulations.  The interim regulations 
imposed by this Ordinance shall continue in effect for a period of up to one 
hundred eighty (180) days from the effective date of this Ordinance, unless 
repealed, extended, or modified by the City council.   

 
Section 4.  Findings of Fact.   
 
A. The recitals set forth on page 1 above are hereby adopted as 

findings of fact. 
 

B. Although decisions of the City Council on appeals of Design Review 
approvals for Downtown development reflect the meaning of the 
Comprehensive Plan, Zoning Code, and Design Review provisions 
as adopted by the City Council, property developers and City 
residents desire greater certainty concerning the meaning and 
application of the Comprehensive Plan, Zoning Code, and/or 
Design Review provisions regarding Downtown development. 

 
C. In order to provide for timely consideration and to avoid 

overburdening the Planning Commission; it is necessary to adopt 
interim regulations to provide a City Council review process for all 
City Council initiated amendments to the Comprehensive Plan 
and/or the text of the Zoning Code.   
 

 Section 5.  Extensions.  If a period of more than one hundred eighty 
(180) days is required to complete consideration of any changes to the 
Comprehensive Plan and/or Zoning Code, the City Council may adopt 
extensions of this interim ordinance after any required public hearing pursuant 
to RCW 35A.63.220 and RCW 36.70A.390.   
 

Section 6.  Severability.  If any provision of this ordinance or its 
application to any person or circumstance is held invalid, the remainder of the 
ordinance, or the application of the provision to any other persons or 
circumstances shall not be affected. 
 
 Section 7.  Effective Date.  This Ordinance shall be in force and effect 
five days from and after its passage by the Kirkland City Council and 
publication, as required by law. 
 
 Passed by majority vote of the Kirkland City Council in open meeting 
this _____ day of ______________, 2008. 
 
 Signed in authentication thereof this _____ day of 
________________, 2008. 
 
 
 
    ____________________________ 
    MAYOR 
Attest: 
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____________________________ 
City Clerk 
 
Approved as to Form: 
 
 
____________________________ 
City Attorney 
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