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Jon Regala, Senior Planner fjr--
Upper Story Setbacks· Design District 18

INTRODUCTION

At their January 17, 2008 DRB meeting, the Design Review Board requested that information regarding
upper story setbacks for previously approved DRB projects in Design District 1B be provided at the
upcoming February 12, 2008 ORB meeting. Staff has conducted the research and has provided the
requested information for the following ORB approved projects located in Design District 1B

1. Heathman Hotel (4 stories). 220 Kirkland Avenue

2. Kirkland Central (5 stories). 211 Kirkland Avenue

3. Merrill Gardens (5 stories). 201 Kirkland Avenue

4. Bank of America Mixed Use (5 stories). 101 Kirkland Avenue

Attachment 1 contains a map showing the location of the above mentioned projects.

BACKGROUND

The projects listed above are all located in Design District 1B as identified by the Downtown Plan map
found in Figure C-5 of the Comprehensive Plan (see Attachment 1). A range of 2 to 5 stories are allowed in
Design District IB subject to discretionary approval by the ORB based on consistency with the applicable
design gUidelines found in the Downtown Plan. Policies in the Downtown Plan primarily deal with limiting
building height to a maximum two stories along the street frontages, requiring stories above the second
story to be setback from the street, and for projects requesting the 5· story, stories above the second story
are to be setback significantly from the street and the building form is stepped back at the third, fourth,

. and fifth stories to mitigate additional mass. Superior retail space is also required for projects requesting
the 5· story. See Attachment 2 for the specific language from the Downtown Plan.

The following attachments were taken from the ORB approved packets for each respective project.
Setbacks were measured from the face of either the 1" story or 2,' story depending on where the upper
story setbacks occur.



Attachment 3. Heathman Hotel (4 Stories). Upper story setbacks begin after 1" story. Upper story
setbacks range from 5' to 31'.

Attachment 4. Kirkland Central (5 Stories). Upper story setbacks begin after 1" story. Upper story
setbacks range from 11' to 52'.

Attachment 5. Merrill Gardens (5 Stories). Upper story setbacks begin after 1" story. Upper story
setbacks range from 8.67' to 20.67';

Attachment 6. Bank of America (5 Stories). Upper story setbacks vary between after the 1" or 2"' story
depending on which facade and building section is being referenced. Along the north facade, the upper
story setbacks range from 9.83' to 27'. Along the west facade, the upper story setbacks range from 8.12'
to 48.28'.

ATTACHMENTS

1. Design District/Vicinity Map

2. Comprehensive Plan Page XV.IJ..l0

3. Heathman Hotel Information

4. Kirkland Central Information

5. Merrill Gardens Information

6. Bank of America Information
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XII.D. Moss BJ1Y NEIGIIBORIIOOD

3. DOWNTOWN PI.L\N

I AlTACHMENT

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 a.s 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 ofDesign District I designated as IA 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 I designated as lB in
Figure C-5 provide the best opportnnities 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 lA, an additional story of
height may be appropriate in IB 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 ofparticular 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 w~ndows,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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ATTACHMENT_-=.5~·__

I 201 KIRKLA ) MB~~Q\Ll GrW~~S;

DESIGN FEATURES:
Building mass reflects singular cohesive building
Brick piers accentuate verticality up to 4th story
Wrap around decks are prominent at corners

Retail has a contemporary design
Color palette is vibrant with strong contrast
Window patterns typically 3-part with large center pane
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Aerial view looking southeast of both 201 and 101 Kirkland projects
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