
 

CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA 98033   
425.587-3225  -  www.kirklandwa.gov 

MEMORANDUM 

To: Design Review Board 

From: Tony Leavitt, Associate Planner 

Date: May 18, 2015 

File No.: DRV15-00998 
 
Subject: MAIN STREET MIXED USE PROJECT 
 CONCEPTUAL DESIGN CONFERENCE 

 

I. MEETING GOALS 

At the June 1, 2015 Design Review Board (DRB) meeting, the DRB should review the 
concept design for the Main Street Mixed Use 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. 

II. BACKGROUND INFORMATION 

The subject property is located at 151 3rd Street (see Attachment 1). The applicant is 
proposing to construct a new mixed-use project that would consist of ground floor retail 
tenant space and residential lobby space with 4 floors of market rate apartment units 
above. Parking is proposed within a ground floor and below-grade parking structure. The 
exact number of residential units, parking, and the size of retail space is unknown at this 
time due to the conceptual nature of the project at this design review phase. The applicant 
has provided a program description and general project information which includes several 
building massing options (see Attachment 2). The applicant’s preferred building massing 
option is shown as Concept Design 3. This option would require a reduction of the upper 
story setback requirements for the CBD 1B Zone (see IV for further discussion).  

III. SITE 

The subject property currently contains a vacant building (most recently used as an 
antique mall) and parking lot (currently being used as a public pay lot). The site is 
relatively flat with minimal elevation changes. The property has street frontage along 3rd 
Street to the east, Park Lane to the north, Main Street to the west and a public alley to 
south. 3rd Street, Park Lane, and Main Street are designated as Pedestrian Oriented 
Streets.   

The following list summarizes the zoning designation, uses, and allowed heights of 
properties adjacent to the subject property: 

North: CBD 1B.  Mixed Retail Uses. Maximum height is 55’. 
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East: Park. Peter Kirk Park and the Downtown Transit Center. 

South: CBD 1A. Hotel, Retail and Bank Uses. Maximum height is 45’. 

West: CBD 1A. Retail Uses. Maximum height is 45’. 

Additional photographs prepared by the applicant that show the surrounding properties 
are contained in Attachment 2. 

IV. KEY ZONING REGULATIONS 

Zoning regulations for uses in CBD 1B are found in the use-zone chart (see Attachment 
3). 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 residential uses 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 a residential 
lobby. The DRB has the authority to allow residential lobbies on the ground floor 
subject to specific design guidelines. The upper stories will consist of only 
residential uses. The majority of the parking for the project is proposed in a below-
grade parking structure. 

B. Upper Story Setbacks: Along Third and Main Street, within 40 feet of these right-
of-ways, all stories above the second story shall maintain an average setback of 
10 from the property line. Along Park Lane, within 40 feet of the right-of-way all 
stories above the second story shall maintain an average setback of at least 20 
feet from the property line. 

Staff Comment: The applicant’s preferred design concept would require a 
reduction of the upper story setback through the provision of public open space. 
The DRB is authorized to allow a reduction of the required upper story setback 
by no more than five feet subject to the following criteria: 

 Each square foot of additional building area proposed within the setback 
is offset with an additional square foot of public open space (excluding 
area required for sidewalk dedication) at the street level. 

 The public open space is located along the sidewalk frontage and is not 
covered by buildings. 

 For purposes of calculating the offsetting square footage, along Central 
Way, the open space area at the second and third stories located directly 
above the proposed ground level public open space is included. Along all 
other streets, the open space area at the second story located directly 
above the proposed ground level public open space is included. 

 The design and location is consistent with applicable design guidelines. 

C. Height: CBD 1B allows a maximum height of 55 feet measured above each abutting 
right-of-way (the alley in this case is not included). In addition, KZC Section 
50.62.2 requires that the minimum ground floor height is 15’ for retail, restaurant, 
and other ground floor uses. 

Within CBD 1B, the height of rooftop appurtenances and related screening shall 
not exceed the maximum applicable height limitation beyond the height exceptions 
established in subsections KZC 50.62.3a and b. In addition, the appurtenances and 
screening shall be integrated into the design of the parapet or peaked roof form. 
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The height of rooftop appurtenances and the height of related screening may not 
be modified through KZC 115.120. 

Staff Comment: The applicant will need submit height calculations with the 
Design Response Conference application. Staff will review the project for 
compliance with the City’s height regulations during the Design Response phase. 

D. Parking: Retail uses must provide one parking space for each 350 square feet of 
gross floor area. Restaurant uses must provide one parking space for each 125 
square feet of gross floor area. Residential uses must provide a minimum of one 
(1) parking stall per bedroom or studio unit and an average of at least 1.3 parking 
stalls per unit for each development. In addition, guest parking shall be provided 
at a rate of 0.1 stalls per bedroom or studio unit with a minimum of two (2) guest 
parking stalls provided per development. 

Staff Comment: Staff has not yet evaluated the proposed project for compliance 
with the City’s parking regulations. 

E. Sidewalks: 3rd Street, Park Lane, and Main Street are designated as Pedestrian 
Oriented Streets. KZC Section 50.05.4 requires a minimum 12 foot wide sidewalk 
with an average width of 13 feet along the entire frontage of the subject property. 
The final sidewalk configuration shall be approved through the design review 
process. 

V. PEDESTRIAN ORIENTED DESIGN GUIDELINES 

In addition to the standard guidelines contained in the Design Guidelines for Pedestrian-
Oriented Business Districts, the list in Attachment 4 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 

• 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. 

VI. 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? 
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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 

VII. 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 (Design 3) for the 
DRB’s review and comment (see Attachment 2). 

B. Pedestrian Access 

1. How does the proposed massing and location of structures relate or 
respond to the pedestrian environment? 

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? 

VIII. 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. 

IX. ATTACHMENTS 
1. Vicinity Map 
2. Applicant’s Proposal 
3. CBD 1B Use Zone Chart 
4. Design Guidelines – Special Considerations for Downtown Kirkland 
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Conceptual Design Conference 

Main Street Mixed Use (on Park Lane) 
Design Proposal Packet 

A Proposed Mixed-Use Residential Development 
for Kirkland Main Street, LP 

<II> 
Main Street Mixed Use- Concept Design Conference, Kirkland, WA 
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PROJECT CONTACTS 
DEVELOPER: 
Kirldarr.t Mail Shet, LP 
BOO 1081h Ave NE, Suii8101D 
Bellevue, WA I8Xl4 
Phone: 206..233.6184 
Contact Ed Segal 

SURVEYORICML: 
Pace 
11.256 Kirldand way, Suits 300 
mland, WA 98033 
Phone: 425.827.2014 
Contact: John Weed, P.E. 

PROJECT INFORMATlON: 
SITE ADDRESS: 151 ~ Slr88l, Kildand, WA 98033 
PARCa#: 1244500330 
LOT /49: 41,994 SF 
ZONING: CBD 1B, Cclnmerdal 
LOT COVERAGE: 100% 
Stqect to PedaBirian Orianlad Businees Dislricl Guideliles 
SETBACKS: NONE AT GRADE 
Upper Story Selbacks fer all tloorsabcMIIhe IIICDIId ftocr: 
MAIN SlREET: 10' AVERAGE 
3rd SlREET: 10' AVERAGE 
PARK LANE: 20' AVERAGE 
Open Space may be used t1 reduce lhe upper $lory selbecb by 
up to 5 fuel wilh DRS Appi'IMIII. 
BLDG. MAX. HEIGHT: 55' 

PROJECT 
liTE 

VICINITY MAP 

LANDSCAPE ARCHITECT: 
The LA Sludio, LLC 
15200 52nd AvenueS, Suit& 210 
Seallle, WA 98188 
Phone: 208.204.0507 
ecmct Rally Snow, Pl.A, L.EED AP 

LEGAL DESCRIPTION 

ARCHITECT: 
Johnson lltauld, Inc. 
15200 52nd AvenueS, QiiD 300 
Seallle, WA 98188 
Phone: 206.766.8300 
Conlad: Mark Stile, An:hiiBcl 

111ATPOR110N OF G<MRN!IENTIDT S. 8ECIDI5, 'RMNSHPZi NORIH,IWIIGE 5 EAST, 
li!UA!EmiiUIWI. IIIIONG OCIIMIY, WASH~ ~AS I'Ul.OWS; 
BEON<I!IKl ATM loQIIDERCilRJERBEM:EN SECI10N86AHD 8,10WNSHP 2li NORIH, 
RANGE 5 EAST, WllWIETlE EDAH, IN IONGOOUNIY, WloSIItiG'roN; 
111eNCE NOimt ll9'3nll' EAST7110.00 FEI!r, 
TIIENCE N01mt 00'21WWEST ~lET TOM INTBISECilDN OF111ENORI1£RLY 
L.N: OF lHEAU..EI' M:ITIIEWESIERI.Y UNEOF 3RD &mEET AS SAl) UNES\119E 
I!STAIIJSIII!D Iff DEED 10 lHE CITY OF IORICIAND, R8'XII&D UNDER R!CCRli!IKl 
NMERW31!07, ANOM lRUE PONTOFBEGN<I~ 
TIIENCESOIJIH tll"ll(# WES1' ALONG M NORIHIR.Y LN: OF SAIDAU..EY 1<MJ.<MJ FEEl'; 
TIIENCE NOimt 00'21WWEST 22.110FEET: 
TIIENCESOIJIH 18'911'00' WES!'PARAI..LB. WIT1t lHE NORIHERI.YL.N: OF BAll AU..EY 
ml.e& FEET TOM I!ASTERI.Y Ut£ OF2I'l.l smEET; 
TIIENCE NOimt 00'21WWEST AI.ONB 8Ail EASIBU.Y LIE 106.13 FEET TOM 
SOIJIHEASIBILYL.N: OF 1ST AIJBIU:MOONIJEYB)TO M CITY OF IORWN) IIYSAID 
tEED; 
TIIENCE NOimt ~'16' EAST~ SAID SOUTliE'ASlERl.Y UNE II&.&ZFEET: 
111ENCENOimtiiii'38'00"EABT2t0.91111FEET101HEWE81ERI.YUNEOFSAID3RIIS!l&T; 
111ENCESOU1H CI0'2t'OO' !AST AI.ONGSAOWESIERI.Y UNE 111.110 FEEl' TO M1RUE 
POINT OF BECliNNNI: 
(BEING ICNOWNMA POmON OF BLOCK tOll OF IUICE &F.URAR'SICRCIAN) BUINEBS 
CEHT!RI:MSIC»> NO. 211. AOOORDtiG TO TilE UNRECCRli!D PIATM~ 

<II> 
Main Street Mixed Use -Concept Design Conference, Kirkland, WA 

SHEET INDEX 
1. PRO.ECT INFORMA110N 
2. DEVELOPMENT OBJEC111JES 
3. MAXIMUM BUILDING ENVELOPE 
4. SITE CONTEXT 
5. SITE FEAllJRES 
6. SITE PHOTOS 
7. SITESURVEY 
8. HEIGHT CALCULATION 
9. DEVELOPER PROJECTS 
10. ARCHITECT PROJECTS 
11. CONCEPT 1 • MODa 
12. CONCEPT 1 ·PlANS 

BIRD'S EYE LOOKING SOUTH 

13. CONCEPT 2- MODEL 
14. CONCEPT 2 ·PLANS 
15. CONCEPT 3- MODEL (PREFERRED) 
18. CONCEPT 3 ·PLANS (PREFERRED) 
17. PREFERRED CONCEPT- NW 
18. PREFERRED CONCEPT- NE, SW 
19. SITE SEC110N 
20. LANDSCAPE- GROUND LEVEL PLAN 
21. LANDSCAPE· SECOND LEVEL TERRACES 
22. LANDSCAPE- PLANT MATERIALS 
23. BUILDING MODB. 

PROJECT INFORMATION 1 
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DEVELOPMENT OBJECTIVES: 
Existing Site 
The lila ialocal8cl en lhe eoutlllide of lhe ncr111 and of Park Lane between 3111 straet and Main snet. 

The allele 41,994 SF of condguous land -«h.-. axlsllng single 8llll)' retalllddlng n perking. The bulldq, Is cumtntly vec:ant. The perking Is 
bel~ uead • a pay lot. 

ZGnlng 
The aile Ia ZDn8d CBD 1B 

Neighborllood 
This llila ia IDcalad in the Kirkln Central Bullin111111 Dislrict within walking diatance n imm.ta11icimy of many of Kirkln's public amenitiea, 
reslalnnl& and shop&. 

Thla alia Ia dlraclly ~of thalranalt IIIBIIDn en 3111 Slraet. Pallr Kirk Parte n 1ha Klrtdand Ulnly and public pod -ID lhe aeat 11C10118 3111 
Slraet. This Ia In a hl"'ly padlllllrlan crlenlslaraa. Parte Lane .tllc:h fianiB lhe north boundary of lhe alta Ia currently baq, radavelopad aa a 
pedealrlan ortanlad Blnlal To lhe north 818c:omman:lal bulldlnga and Cenlnd Way. To the BOUth ara rnultl..tmy mlxed-uaallllldentlal bulldlnga 
nllhe Heahnan Hotel. To lhe weal ate numerous reslauranlland shope. 

Marina Parte en Lake WaahlngiDn Ia two blodalto lhe weal pruvldq, lake 8JCCII88 and mllllna ortanlad public amenities. 

Soli Conditions 
The aile Ia ., an 8181 of high watar tabla and lllll1dy aalla. DueiD the natura of Ha c:omblnallon of c:ondltlons lhe CDII of excawtlon goes up 
exponentially whhlncnaaed depth. Our PfllPC)88IIiiiD limit lha depth and 11'88 or IIXC8V8IIon as much as poulbla willa still rneeCing lha zoolng n 
daWIIopmenl Dll;8cliWS of 11'18 CMital plllject. 

Obiec:IMI 
The awnn goalie to craeta a mariCIIt mta,m~ raaldentlal CDIIII'IInlty that bac:omea an adiWI part of 1hls highly padeatJian nel"'borhood 
of downtown Kirkland. The development IB ID puYicla hum.-. acele fealurea at the BlnleiiiMIIID enCD~raga padeslllan acllvlty IDI bac:ome an 
activ8 part of lhe met fnlnlaga. Prc;ect mll88ing IDI 8C8Ie ill to be aimilar in neturato AIC8nl pllljaca in the downiDwn 8AI8. Builclng maleriaJ8 
niD be l'igll quality and ~ lallli~, including bnck, n1 tblt cement ptn11 and lap aiding with me1a1 feallna and fabncatione in order to 
malnll*l end pi'DmCII& 111e lll~ullllty built environment or dcM1ItoWII Kbland. 

The propoeed proJect conelsl8 of appi'QX!rrelely 132 W~b above grade In four-Mia of wood flaming, commercial 18181181 the 8lraal frontage 
with an at gmda pallclng garage allhe raar of 1ha alta far ralal and ~ parking. Balow gmda, aecure, pallclng Is propoeed far lhe raaldentlal 
unilll. 

Aa pert of 1he agraament between aallar and buyer ll'leralato baa eculpturalocated In a prodlent locallon and baa pert of the ptoJecta CM~BII 
11tn1et ~·The pedealrlan natura of Park Lane and ll'le ce~ of Main Slnl8t has lad uaiD 1ocata a plaza on 1ha plop8l'ly naar lha 
lnta1118C11on of 1hoaalllnlabl. The .Wptura a~ wlll'l a Wlllllrfaalurala to ba locatad whhln this plaza. Sea the Included land8C8pa plana far a 
propoeed c:oncept dealgn of lhe plaza and ether landscepa •menta 

<II> 
Main Street Mixed Use -Concept Design Conference, Kirkland, WA 

SITE AERIAL MAP 

ZONING CODE: 
8ECIION S0.10.S ·UPPER S'roRY 8EI'BACK8: 
c. 11*d 8lnlet and Mlln 8lraGt Within <10 foal !If Third elniGt and Mlln 8lraGt, al _,..,. 

ebcM!flu -d llloly .tell melntsln., -.;e ~of at l..t 10 feGt flvm ihe 
flvnt p~Vperty line. 

d. AI other ..... : WIHI <10 fwt of any front D1V1181tY I"'•· other tlwn le'- sn.t, 
Cenlnll w.y, 'rnnl 8tmllt, ar t.tlln 8fnlet, lllllllixteilabawt 1118 -=and stDry llhal 
ma"'taan an -.ge 88lbadc l1f 811e..t 20 fu8t flvm 1118 mn plq)Qrty 11118. 

f. h o.lgn RIMew Bcanl Ill llllthcrlmd to albw alllductlan rllllll ...,1n111 11ppr81Dry 
~ liy no men tlwn fMI fwt ·~ ID 1118 folbmg: 

1. Eadl.q..-. toat of ldcllblal buldlt'O - llftlPC*Id !Mthln IIIII aatbec:k II 
otr.l tMth., ldclliDnal aqlll88 foal rl pubic open apac~~ (lllduclt'O ._ 
ll!lqUhld far ~ewlk declc.tlan) al iha llllalllliMII. 

2. The pl.tiic lipan ..,_ illciCIIIed lllong ihelliclllwek fi'llntlglland il not CCMinld 
bybuldii'CIL 

a For pu~ o1 calc:UatltC~IIIII cii'8IIDia aquara foclagtl, lllong Cenlnll Wwy, 
ll'le open apece - at 11'18 -.1 and lhlrd llllrtea ioc:al8d directly abcMIIhe 
p~Vpcad ground leWII public open apace Ill lnc:luded. Along al Clll'lar 81N118, 1118 
open 1111C8-at IIIII MCa1d llcly loc:allld dredly abcMIIIIe prqxJMd SJUUnd 
IIMII pubic open 11*8 II lnclldad. 

4. Th• delllgn and IOQit!Qn Ia eon.-nt!Mth appllc:allle dealgn ~ldellnea. 

g. h Deeign R8view Bcanl ;. llllthcrimd to albw raallqlgaldan lllndlna within IIIII 
llllladt-. 

DEVELOPMENT OBJECTIVES 2 
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VIEW 4 (MAIN & ALLEY) VIEW 3 (3RD & ALLEY) 

4
1> VIEW 2 (PARK & 3RD) 

Main Street Mixed Use- Concept Design Conference, Kirkland, WA 

EXISTING CONDITIONS: 
The existing site contains a vacant one story retail building with 
surface parking on three sides. The only current use of the site is 
as a pay parking lot. There is no significant vegetation on the site. 

The site is primarily flat but with a slight increase in elevation 
along Main Street and 3rd Street at the southwest and southeast 
property comers. 

The property fronts along Main Street to the west, Park Lane to 
the north and 3rd Street to the east. The southern property 
boundary abuts a 22' wide private lot under separate ownership 
for the westerly 200' of the subject property. This separate lot 
abuts a 16' wide alley to the south. The remaining 1 00' of the 
subject property abuts the 16' wide alley and is directly accross 
from the north face of the Heathman Hotel. 

Park Lane is currently being redeveloped as a pedestrian friendly 
street with the ability to close the street to vehicle traffic during 
special events and provide storm water management to better 
protect Lake Washington from runoff. 

Existing uses in the immediate vicinty include; the Kirkland 
Transit Center, Kirkland Library and Peter Kirk Park to the east, 
The Heathman Hotel and residential mixed use to the south, 
commercial, retail and dining establishments to the south, west 
and north. 

The existing structures to the north and west are primarily one 
and two story. The existing structures to the south are generally 
four to six levels high. 

VIEW 1 (PARK & MAIN) 

SITE CONTEXT 4 DATE: 5/14/2015 
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