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MEMORANDUM

To:

Design Review Board

From: Jon Regala, Senior Planner
Date: December 19, 2011
File No.: CDC11-00002

Subject: CONCEPTUAL DESIGN CONFERENCE

112 & 150 LAKE STREET SOUTH — LAKE STREET PLACE

MEETING GOALS

At the January 9, 2012 Design Review Board (DRB) meeting, the DRB should review the
concept design for the Lake Street Place project. At the meeting, the DRB should
determine:

A. How the design guidelines affect or pertain to the proposed development.

B. Determine which guidelines apply to the proposed development.

C. Determine what other application materials are needed for the Design Response
Conference.

BACKGROUND INFORMATION

The subject property is located at 112 and 150 Lake Street South (see Attachment 1)
and consists of two parcels made up of a number of underlying lots (see Attachment 2).
112 Lake Street South contains the Hector's building while 150 Lake Street South
contains the Kirkland Waterfront Market (KWM) building and a surface parking lot. Rick
Chesmore, with Chesmore/Buck Architecture and representing the property owner,
Stuart McLeod, has applied for a Conceptual Design Conference for a new mixed-use
development consisting of several buildings called Lake Street Place (see Attachments 3
and 4).

With the Lake Street Place development, the owner is also proposing a lot line
adjustment to create three separate parcels from the underlying lots. One parcel would
contain the Hector's expansion, another the Kirkland Waterfront Market building and
new office expansion, and the last parcel (existing surface parking lot) would contain a
new building with ground floor restaurant and retail space, four stories of structured
parking, with the topmost story being utilized for office space.

Hector’s Expansion

In 2009, the DRB approved a two to three story expansion to the Hector’s restaurant
under file DRC09-00003 (see Attachment 5). With the current proposal, the applicant is
proposing to retain the Lake Street facade design that was approved with file DRC09-
00003 with changes to the other portions of the building. The first floor would contain
12,900 square feet of restaurant and retail space. The second story would contain
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12,680 square feet of office space. The third and fourth stories would contain 7,100
square feet of office space on each floor.

Kirkland Waterfront Market (KWM)

Two new floors, each containing 4,950 square feet of office space, are proposed at the
northern end of the KWM building. The new floors will sit atop the existing two-story
building and be placed 30" from Lake Street to comply with upper story setback
requirements.

Pioneer Street Building

The Pioneer Street Building is a new 6-story building proposed to be built over the
existing parking lot situated behind Hector's and the KWM. Approximately 20,200
square feet of retail and restaurant space is proposed on the ground floor. Access to
these spaces would be through several pedestrian alleys created between the buildings
fronting Lake Street. Stories 2 through 5 consist of a 250 stall parking structure. The
sixth story contains approximately 16,000 square feet of office space.

SITE

The Hector's and KWM properties are currently developed with a variety of retail,
restaurant, and office uses. The site is relatively flat and sits approximately 24’ to 27
below the Portsmith Condominiums to the east and southeast. The following are the
zoning, uses, and allowed heights of properties adjacent to the subject property (see
Attachment 6):

North: CBD 1B. Bank of America. A 5-story mixed-use project has been approved
for this site. Maximum height is 55'.

East. CBD 4. Portsmith Condominiums. Maximum height is 55.4".

South: CBD 1B. Parking lot for Chaffey Building. Maximum height is 55'.

West. CBD 2. Various retail/restaurant uses. Maximum height is 28'.

Additional photographs prepared by the applicant that show the surrounding properties
are contained in Attachment 7.

KEY ZONING REGULATIONS

Zoning regulations for uses in CBD 1B are found in the use-zone chart (see Attachment
8). The following regulations are important to point out as they form the basis of any
new development on the site.

A. Permitted Uses: Permitted uses in this zone include, but are not limited to retail,
restaurants, office, and stacked dwelling units. Office and dwelling units may not
be located on the ground floor of a structure unless there is an intervening retail
use

Staff Comment: The applicant is proposing ground floor retail and restaurant
uses and upper story office uses. Parking to support the proposed uses Is
proposed in an above grade parking structure. This is consistent with the
permitted uses for CBD 1B.

B. Setbacks: There are no setbacks required in this zone.
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Staff Comment: The applicant will pursue a lot line adjustment which would
essentially create three separate parcels from the underlying lot lines. The new
building walls will coincide with the new property lines. While this is not an issue
with Zoning Code requirements in terms of setbacks, the applicant should
confirm with the Building Department any requirements that pertain to buildings
built to the property line.

Upper Story Setbacks: KzZC 50.10.5.a requires that no portion of a building
within 30 feet of Lake Street South may exceed a height of 28 above Lake
Street. KZC 50.10.5.c requires that within 40 feet from Main Street (northeast
portion of the property abuts an extension of Main Street) all stories above the
second story shall maintain an average setback of at least 10 feet from the front
property line.

Staff Comment: Application of the upper story setback requirement along the
Main Street right-of-way extension requires an area calculation to determine the
amount of upper story building area to be removed within 40 feet of the property
line. The calculation is:

Total Setback Area above the 2 story =L xRxN

L = Length of Front Property Line = 103’
R = Required average setback = 10’
N = Number of stories proposed above 2nd story = 4

Total Setback Area above the 2 story =L xRxN
=103x10x4
=4,120

Based on the above calculation, the project is required to remove 4,120 square
feet of building floor area above the second story within 40 feet of the front
property line along the Main Street extension right-of-way. The final building
massing arrangement should be determined by the Design Review Board as part
of the design review process.

Height: CBD 1B zoning allows a maximum height of 55 measured above the
midpoint of the subject property on the abutting right-of-way and provides that
no portion of a building within 30’ of Lake Street South may exceed a height of
28 feet. The minimum ground floor height requirement is 13'. Additional height
is allowed for peaked roofs and/or parapets. 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.

Staff Comment: The applicant will be proposing a lot line adjustment to create
three separate parcels. The height measurement for the two parcels that would
abut the Lake Street South right-of-way (the Hector's and KWM parcels) should
be based on the miapoint of their respective parcels along the Lake Street South
right-of-way. The height measurement of the third parcel created along the
eastern portion of the property should be based on the midpoint of the abutting
Main Street extension right-of-way.

The City cannot approve a lot line adjustment that creates a non-conforming
Situation in regards to Zoning Code regulations. Additional information is needed
from the applicant with their lot line adjustment application and Design Response
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Conference application in regards to this matter. Approval and recording of the
lot line adjustment with King County should occur prior to issuance of the
building permit for the project.

Lot Coverage: CBD 1B zoning regulations allow 100% lot coverage.

Parking: Restaurants and taverns must provide one parking space for each 125
square feet of gross floor area. All other uses must provide one parking space
for each 350 square feet of gross floor area. The City also has grandfathered
parking provisions: regardless of use, the owner need not increase the number
of parking spaces for any floor area that existed prior to May 12, 2002; provided
that the owner may not decrease the number of parking stalls on the subject
property below the number of stalls that was required by any previous
development permit (KZC 50.60.3.a). The following code sections also need to
be considered:

KZC 115.105.2.c. 6 - For the purposes of this code, an outdoor use,
activity or storage area will be used in calculating the gross floor area of
a use or development if this area will be used as an outdoor use, activity
or storage area for at least two months in every year, except, that
outdoor cafes may be operated for six months before being used in
calculating the gross floor area of the use or development.

KZC 5.10.340 Gross Floor Area — The total square footage of all floors in
a structure as measured from either the interior surface of each exterior
wall of the structure or, If the structure does not have walls, from each
outer edge of the roof. Exterior areas may constitute gross floor area.
See Chapter 115 KZC.

Staff Comment: Staff has not yet confirmed whether or not the proposed profect
meets the City’s parking regulations. Staff will need to review additional parking
information including a complete breakdown of the existing and proposed uses
and their associated square footage. The Kirkland Zoning Code exempts
specified existing floor area from parking requirements but detailed information
/s also needed as to the timing of the proposed construction and demolition of
existing buildings as it relates to the City’s grandfathered parking provisions.

Sidewalks: Sidewalks shall be a minimum width of 12 feet. The average width of
the sidewalk along the entire frontage of the subject property abutting each
pedestrian-oriented street shall be 13 feet. The sidewalk configuration shall be
approved through the design review process.

PEDESTRIAN ORIENTED DESIGN GUIDELINES

In addition to the standard guidelines contained in the Design Guidelines for Pedestrian-
Oriented Business Districts, the list in Attachment 9 summarizes some of the key
guidelines or regulations which apply specifically to the project or project area. The
following is a list of key design issues and/or design techniques that should be
addressed with this project.

Pedestrian-oriented space and plazas
Blank wall treatment

Vertical and horizontal definition
Architectural scale
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Horizontal modulation

Change in roofline

Human scale

Building material, color, and detail
Signage

See adopted Design Guidelines for Pedestrian-Oriented Business Districts for complete
text and explanations.

CONTEXT

The context or setting in which the proposed development will be located is important in
determining the appropriate design regulations that would apply. The following are
several questions that are geared towards identifying the physical environment around
and on the subject property. These questions will help supplement the discussion on
the key design guidelines appropriate for the proposed project.

A. How does the site relate to its surroundings?

The applicant and Design Review Board should discuss the physical and built
environment on and around the subject property. Topics include height of
neighboring structures, topography, and landscaping.

B. What are the Opportunities and Constraints of the Site and Vicinity
given the following topics?

Streetscape

Urban Form

Activities and Uses in the area
Pedestrian Patterns and Environment
Character of Adjacent Buildings
Landscaping/Open Space

DISCUSSION ISSUES

The role of the DRB at the Conceptual Design Conference is to help determine how the
design guidelines found in the Pedestrian-Oriented Design Guidelines apply to the
proposed development. The following sections and questions below are representative
of the City's design guidelines. These questions are to be used as a tool to help identify
how design guidelines would apply to the proposed project.

A. Scale
1. What are the key vantages of the project?
2. Identify appropriate mitigation techniques for building massing of the

proposed buildings. Possible techniques include vertical and horizontal
modulation, corner treatment, and roof forms. The applicant has
provided several massing schemes including a preferred option for the
DRB's review and comment (see Attachment 4).

B. Pedestrian Access

1. How does the proposed massing and location of structures relate or
respond to the pedestrian environment?
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2. What are opportunities for pedestrian oriented spaces at the street level
(plazas, outdoor dining)?
3. What are the key pedestrian connections?
4. How would the project engage pedestrians?

C. Open Space and Landscaping

What are opportunities for landscaping and/or open space on the subject
property?

ITEMS REQUIRED FOR DESIGN RESPONSE CONFERENCE

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

ATTACHMENTS:

Vicinity Map

Assessors Map

Applicant Proposal — General Info

Applicant Proposal — Massing Options

DRC09-00003 Approved Facade

Aerial

Context Photographs

CBD 1B Zoning Chart

Design Guidelines — Special Consideration for Downtown Kirkland
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Project Description

The nature of the Lake Street Place project is threefold: remodel and expand the existing Hector’s
restaurant building, add office area to the existing Kirkland Waterfront Market building and construct a
new building on site.

The Hector’s building is proposed to expand and provide 12,900 sf of restaurant and retail space on
the first floor, 12,680 sf of office space on the 2nd floor, and 7,100 sf of office space on each of the 3rd
and 4th floors. As with our DRB approval in 2009, we propose to keep the original portion of the
Hector’s building and the approved two story street fagade along Lake Street. The newly proposed
upper two floors will be stepped back 30 feet from Lake Street. There is a proposed covered
pedestrian alley through the first floor leading to an open pedestrian alley behind the building.

The Kirkland Waterfront Market building is proposed to add two new floors above the existing two
floors, providing an additional 5,670 sf of office space on each new level. The addition is proposed to
cover the north portion of the building and stepped back 30 feet from Lake Street.

The new Pioneer Street building is proposed to be built over the existing parking lot behind the
expanded Hector’s building and Kirkland Waterfront Market buildings. It is proposed to provide approx.
17,100 sf of restaurant and retail space on the first floor, provide approx. 250 parking stalls on 4 tiers of
above grade parking and be topped by approx. 14,075 sf of office space. This building will provide
parking required for all three buildings. In addition a pedestrian retail/restaurant experience will be
created between the other buildings leading to the retail spaces and elevator lobby of the Pioneer
Street building.

The goal of the Lake Street Place development is to provide much needed parking in Downtown
Kirkland along with office space to benefit the restaurant and retail nature that defines Kirkland’s
waterfront district.

Area (including existing and new space)

Retail / Restaurant - 42,000 sf (gross)
Office - 64,400 sf (gross)

Total - 106,400 sf (gross)
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