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MEMORANDUM 
 
To: Design Review Board 
  
From: Angela Ruggeri, AICP, Senior Planner 
  
Date: January 23, 2009 
 
Subject: CONCEPTUAL DESIGN CONFERENCE 
 TOUCHSTONE (PARKPLACE)  
 FILE CDC09-00001 
 

I. PROPOSAL 
 
Touchstone’s proposal is for design review of a 1.8 million sq. ft. mixed-use project that includes 
1.2 million sq. ft. of office space and an additional 300,000 sq. ft. of retail. Other uses include a 
hotel and athletic club.  
 

II. BACKGROUND 
 
The approved Master Plan has set the building and open space locations, access points and grid 
for the internal road system.  The Zoning specifies building heights, setbacks and other 
development parameters.  It is now the job of the Design Review Board to work with the applicant 
on the design of the buildings and open spaces and the relationships between the buildings.  The 
approved Design Guidelines will be used by the DRB to guide this process. 
 
The City Council directed the Design Review Board (DRB) and the Planning Commission to begin a 
review of the Parkplace private amendment request (PAR) in July, 2007. The DRB reviewed a 
variety of conceptual development plans and made their final recommendation to the Planning 
Commission in March of 2008.  
 
Building upon the DRB’s recommendations, the Planning Commission began its own series of 
study sessions and public hearings to discuss the PAR and to hear input from citizens. The 
environmental review process was also going on at this time and the Final EIS was issued in 
October of 2008.  The Planning Commission’s recommendation was presented to the City Council 
in December of 2008.  It included amendments to the Comprehensive Plan and Zoning Code 
along with a Master Plan and Design Guidelines for the proposed Parkplace development. 
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The City Council approved the Planning Commission’s recommendations with only minor 
adjustments.  The Parkplace proposal is now ready to proceed through the Design Review process 
based on the adopted Zoning code, Master Plan and Design Guidelines.   
 

III. GOALS FOR THE MEETING 
 

• Review newly adopted Zoning, Master Plan and Design Guidelines for PLA 5A  
• Provide feedback to the applicant on design concepts 
• Determine the structure and timing of the DRB review process for the entire development 
• Determine what models and graphics are necessary for the Design Response Conference 

Attachment 1 - the applicant’s submittal package includes: 

• Background and context for the site 
• Zoning Parameters 
• Design concepts that the applicant will present to the DRB 
• Proposed DRB review process structure  

IV. POLICY AND CODE FOR PARKPLACE (PLA 5A) 

Comprehensive Plan 

The Downtown Plan includes the following key policies: 

 East Core Frame Land Use District:  Addition of retail as a required part of any Parkplace 
mixed-use development and clarification of where and when residential uses are allowed. 

 Urban Design:  reference to a new design review document titled “Master Plan and Design 
Guidelines for Parkplace”, and emphasis on public views near I 405 rather than at 6th 
Street and Central Way. 

 Height and Design District 5 (See Attachment 1, Page 8):  Divides the district into a Design 
District 5 (properties in the southern portion) and Design District 5A (the Parkplace site).  
Policies for Design District 5 stay largely the same with minor text edits and clarifications.  
Design District 5A policies establish: 

o Height range of 3-8 stories with maximum heights allowed as a tradeoff for public 
open space and creation of a retail destination. 

o Emphasis on vehicular and pedestrian circulation, landscaping, and open space. 
o Special attention to building design and size at downtown gateway, along Central 

Way, and adjoining Peter Kirk Park. 
o Aggressive sustainability measures including green building, transportation 

demand management measures, and low impact development techniques. 
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Zoning Map and Zoning Code 

The Zoning Code includes the following key regulations (See Attachment 1, Pages 9 & 10): 
o The primary allowed use is mixed-use development with office, retail, and 

restaurant uses.  The square footage of retail and restaurant uses must be equal 
to or exceed at least 25% of the office square footage. 

o Development must be pursuant to the Master Plan and Design Guidelines. 
o Maximum heights are established in four height sub-districts: the center/southeast 

portion of the zone allowing 115’ buildings with a maximum of 8 stories, the 
Central Way frontage portion allowing 100’ buildings with a maximum of 7 stories 
along Central Way, the Peter Kirk Park frontage portion allowing 60’ buildings with 
a maximum of 4 stories, and a transitional area between the Park portion and the 
center portion allowing 100’ buildings with a maximum of 7 stories. 

o The minimum setbacks are 55’ from Peter Kirk Park, 20’ from properties to the 
south and east, and 0’ from Central Way and 6th Street. 

o Big box retail uses (over 70,000 square feet) and drive through uses are 
prohibited. 

o Rooftop appurtenances are allowed to exceed height limits by 16’ with a 
maximum 25% coverage of rooftops. 

o Parking for mixed-use development using a shared parking method is allowed.  
Parking reductions through parking management and a transportation 
management program may be considered. 

Master Plan and Design Guidelines 

The Master Plan and Design Guidelines (See Attachment 2) are adopted by the Kirkland Municipal 
Code Section 3.30 and provide an additional level of detail for reviewing redevelopment plans for 
the Parkplace site.  The document is divided into three key elements: 

 A Policy Overview section establishing the vision, procedures, and design intent. The 
Review Process section states that compliance with the Master Plan including:  general 
standards, general public amenity and access locations and street dimensional 
requirements shall be determined by administrative review.  Compliance and consistency 
with the Design Guidelines shall be determined by the Design Review Board in a Design 
Response conference. 

 A Master Plan Standards section establishing basic site planning requirements for 
amenities, retail frontages, pedestrian space, access points, and the interior street grid. 

 A Design Guidelines section establishing detailed design standards for the site and 
buildings.  The Design Guidelines are divided into four sub districts (Gateway, Central Way, 
Park Interface, and Retail/Office Hub) to respond to the surrounding context and site 
conditions. 

Attachments: 
1. Applicant’s information packet 
2. Master Plan and Design Guidelines 
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Content
 
• Background And Context
• Zoning Parameters

Design Guidelines• 
• DRB Process: moving forward
• New Concepts
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ANALYSIS: ZONING DIAGRAM
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from Planning Staff Report to City Council December 8, 2008
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CBD 5A USE ZONE CHART 
 
KZC 50.38.A User Guide.  The charts in KZC 50.38.C contain the basic zoning regulations that apply in the CBD 5A 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 50.38.B - 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. 
 
USE ZONE CHART 
 
Section 50.38.C 
 
Use:    Mixed Use Development containing office, retail and restaurant uses.  See Special Regulations 1, 2, 3 and 4. 
  
Required Review Process:  DR, Chapter 142 KZC.  See Special Regulation 1 
 
Minimums: 

 
Lot Size:  None 
Required Yards:  see Plate X-1. 

 
Maximums: 
 

Lot Coverage:  100%.  
Height of Structures:  See Special Regulation 5 and Plate X-2A and X2-B. 

 
Landscape Category:  None 
 
Sign Category: E. See Special Regulation 6. 
 
Required Parking: See Special Regulation 7. 

EXHIBIT D

ATTACHMENT 1
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Height up to 115’
Maximum of 8 Stories
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NOTE: DIMENSIONS ARE BASED ON PROPERTY LINE 
LOCATIONS IN OCTOBER, 2007 BOUNDARY AND 
TOPOGRAPHIC LAND SURVEY FOR TOUCHSTONE 
CORPORATION BY BUSH, ROED & HITCHINGS, INC
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Building Height & Number of Stories: Measurement Points

GENERAL NOTES:
1. Where a minimum of of 75% of the Gross Floor Area of a building is located in area "A", the 
Building Measuring Point will be elevation 53.0 feet above sea level

2. Where a minimum of of 75% of the Gross Floor Area of a building is located in area "B", the 
Building Measuring Point will be elevation 63.0 feet above sea level

3. Where a minimum of of 75% of the Gross Floor Area of a building is located in area "C", the 
Building Measuring Point will be elevation 74.5 feet above sea level
 

Area A: That portion of property area that lies west and south of a line between Property 
Corner H and Property Corner E.

Area B: That portion of property area that lies east of a line between Property Corner H and 
Property Corner E and west of a line from the centerline of the intersection of 5th Street and 
Central Way and property corner D.

Area C: That portion of property area that lies east of a line from the centerline of the 
intersection of 5th Street and Central Way and property corner D and west of 6th Street

note: Based on the Boundary and Topographic Survey for Park Place Center by Bush, Roed & 
Hitchings, INC., dated October 2007
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