
 

 

 

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: June 25, 2015 

File No.: DRV15-00998 
 
Subject: PARK LANE MIXED USE PROJECT 
 CONCEPTUAL DESIGN CONFERENCE 

 

I. MEETING GOALS 

At the July 6, 2015 Design Review Board (DRB) meeting, the DRB should review the 
concept design for the Park Lane 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. PREVIOUS MEETING SUMMARY 

At the June 1st Design Review Board Meeting, the applicant presented a design proposal 
as part of the Conceptual Design Conference. After deliberation, the DRB requested that 
the applicant return to a future meeting for an additional Conceptual Design Conference. 
The DRB requested that the applicant provide the following items as part of the revised 
CDC submittal: 

 3 conceptual designs with greater variation. The DRB felt that the 3 original 
concepts were too similar and requested revised concepts. 

 The revised concepts need to look at the relationship between the corners of the 
building on Park Lane at Main and 3rd Streets. 

 Articulation of the Park Lane façade to reduce the scale of the building and look 
into increasing the second level terraces. 

 Explore location of residential lobby and its relationship to the public plaza. 
 Examine increasing the retail frontage along Main and 3rd Streets. 

 
III. 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 residential 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 
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provided a program description and general project information which includes several 
building massing options (see Attachment 2). The applicant’s preferred building massing 
option from the prior meeting is shown as Concept Design 1. Based on additional design 
analysis and DRB direction, the applicant’s preferred building massing option is shown as 
Concept Design 3 in Attachment 2. Whereas the prior preferred concept would have 
required a reduction of the upper story setback requirements for the CBD 1B Zone in 
exchange for additional pedestrian space, the current preferred option does not require 
any upper story setback reductions..  

IV. 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’. 

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. 

V. 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 no longer requires a 
reduction of the upper story setback through the provision of public open space. 
The applicant will be required to demonstrate compliance with the upper story 
setbacks as part of their Design Response Conference and building permit 
applications.  
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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. 
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. 

VI. 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. 
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VII. 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 

VIII. 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? 
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IX. ITEMS REQUIRED FOR DESIGN RESPONSE CONFERENCE 

At the June 1st meeting, the DRB requested the following items from the applicant as part 
of the design review application: 

 Elevations showing the treatment of the southwest corner including the alley 
façade including additional openings. 

 A sun study that shows the sun exposure of around the structure. 
 Detailed plans for the plazas including hardscape materials, landscaping and the 

sculpture design. 
 A model showing the views and upper story step backs. If applicable, an analysis 

of any upper story setback modifications will be needed. 
 Perspective drawings from any upper story terraces. 
 Balcony details including the use of varying styles and materials. 
 Additional structure cross sections that include the right-of-ways. 

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

X. 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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MIXED-USE BUILDING 

"--- PR<WCOSF!l STREET TREE 
TO MATCH EXISTNG 

P~IV ATE PROPER'IY 

~ SCALE: 1" = '!11-(J' 

ALlEY 

PEDESTRIAN-l.fVEL PLAN 

The project will provide: 
• CONVENIENT PEDESTRIAN LINKS to the public sidewalk and public transportation. 
• A LA YOL/T THAT ENCOURAGES PEDESTRIAN INTERACTION between pvblic [Parle Lone) and 

private [pedestrian plaza) open space. 
• USEABLE OUTDOOR PLAZA SPACE that is paved and accessible to all with seating, 

landscaping. art and water elements. 
• MINIMUM 12-FOOT WIDE PUBLIC SIDEWALKS on three sides of the project. 

Park Lane Mixed Use- Concept Design Conference, Kirkland, WA 

PEDESTRIAN ORIENTED ELEMENTS: 

A. JldiWIIIk Width • Movelllllll Zoiii/CIIb Zane/Sbltonl 
Ac:MrZan• 

• Main street · West End of Site: The JJOposed sidewclk wil 
be a m;,imum of 12 feet in widfll with a 13 foot overoge. 
One new street tree wil be added into the "curb zone" 
area. No parti~ stolb are fronting tlis street edge. 

• Park Lane · North Side of Site: The frontage on Part Lane 
wil consi!t of colaed, perviCIJS pove!l in the western 2/3 
of the s!Ieet and file existing conCII!te pavi~ ot file east 
end. The piAJr:c sidewclk width ~11 be a rrinimum of 12 
feet. 

• Thid Street· East End of Site: This s!Ieet was completed as 
p!JI of the TransH Center improvements with a new and 
expended sidewak. bus shelters and street trees. 

a. Upp~r..vary AcM111 ~glhll sn.t 
• The second-level outdoor tenoce on the south side of file 

buikfng faces the aley and the Heattmm Hotel. The 
space will incude generous, paved, privote pafio 
spaces. 

• The elevated tenoce on file ncxth side focel Part Lane. 
It ~ d~ned witl1 a combination of sem~po.Jbic uses and 
p!Wate terraces. The se~ubiic oufdOCJ activity area is 
as large as the code wil ollow j'Mfll one Eicit) and 
i'ldudes a b.Jnge area wifll fire pH and a separate 
gafllel1~ area with borbe~e. seaHng and umbrela 
tables. AI tenoce spaces will have a~ to the ralng 
to "overtook" street activities below. 

c. Pedenlan·Orlenled Plazas 
• The project will indude a Pedestrian Plaza space located 

in a sunny eJPOSUre ot file norttrwest comer of file 
buikfng. lhb space wil front the man residential k>bby 
and two or tiYee retail spaces. The pavi~ wil be a 
contrast to file adjacent Park Lane pavers to distingu~h 
public and private space~ but slill encourage po.Jbic 
oocess and use. The Plaza wil be oocessible and incllde 
seoti~ and freiHfanding plante~ clang with a special 
sculph.re and water leat~ore. 

D. Ptdlllrlan conllldtons 
• Th~ site has the benefit of beng locoted diectty 

adjacent to file new tronsH stop, Convenient and 
accessible connecHons wil be mode from all 
groundlevel llllidentiJI and retal spaces to file po.Jbic 
sidewok and then to the transit stop ot 1he east end of 
file site. 

PEDESTRIAN-LEVE~A~~~ 28 
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~ STREErSCAPEPAVBIS_/ 

UMBRB!A TABLE WA ~R FEAl\JRE SQJLPTURE 

Park Lane Mixed Use- Concept Design Conference, Kirkland, WA 

PEDESTRIAN PlAZA 

The Pedes!rfan Plam Is: 
• NOT A RfQUIREO ElEMENT, but wil provide a 
~lcomlrg pedeslrlan "noda• and 
destnafion pont for Port Lane pedestrians 
and ldeallobl:)y loca11on for the Pert Lane 
ApCI'Imenlt. 

• ACCESSIBLE to all and wllllnclude paved 
open space. fr9e-slonding benc::has. planters 
and seat walls. 

• NOT JUST A WIDENED POirnON OF lHE 
SIDEWAIJ(. it will olso contain a unitJJe woter 
feah.re/bronze sculpture tnat pays 1rlbute to 
the former owners deceased da.Jghter. 

• DEFINED WITH A UNIQUE PAVING PAmRN 
!hot distinguishes it from the odjocent Port. 
Lane lmprovemenl1 but .1111 encourages 
pubi'IC access and use. 
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LOUNGE SEATING W/ RRE PLACE PARK LANE 
MAll AREA 735 SQ. FT. ALLOWBl BY CODE 

MIXED-USE BUILDING 

@ SCAlE: 3/32' = l'·{l" 

RREPIT AND LOUNGE SEATING 

---- Park Lane Mixed Use- Concept Design Conference, Kirkland, WA --

SECOND LEVEL • NORlH lERRACE 

The North Te«aee includes: 
• (71 UVING UNITS Willi LARGE PATIOS orld roling occess loviE~Wihe 

cclivily of Pall: Lane below. 
• A SEMI-PUBLIC GATHERING SPACE wllh sealing end cciM!y areas for 

the residents of the Peril: Lane Apartments end viewing cpportulitles 
of Perk Lane below. 

• RAISED PLANTmS AND PLANTING AT RAILING !hal can be seen from 
below. 

SECOND LEVEL- NORTH TERDA~~~ 30 
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MIXED-USE BUILDING 

@ SCALE: 3/32'' = 1 '·{l" 

---- Park Lane Mixed Use- Concept Design Conference, Kirkland, WA --

CONCRETE PAVERS 

SECOND LEVEL ·SOUTH TERRACE 

lhe SOuth Termce i'lck.Jdes: 
• (13J UVlNG UNITS WITH LARGE PATIOS and generalygoad solcr 

elCpOSl.re. 

• UNllS THAT HAVE BEBII PULLED l!ACK: FROM THE BUILDING EDGE to 
increase privocy ond ninimize exposll'810 the odjocent Heolhmon 
Hotel. 

• RAISED PLANTERS AND PLANTING AT RAILING that can be seen from 
below and wil increase privacy. 

SECOND LEVEL - SOUTH TERRACE 31 DATE; 6}2SJZ)15 
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Park Lane Mixed Use- Concept Design Conference, Kirkland, WA 

PLANT LIST 
BOTANICAL NAME 

DECIDUOUS TREES 
loCER CIRaNA'l\JI.t 

loCER JAPONICUI.t 'ACONmFOUUII' 

CORHUS 1<00~ '~ltiMI' 

-El.IS X INliRMEDIA 

EVERGREEN TREES 
~SOB'TIJ~'<lRACILJS' 

TSIJQA MERIDISWIA 

SHIUBS 

COMMON NAME 

YINE l.tAPl.E 

FERNLrA> FUll IlCON IIAPL£ 

~TO .. KOU~ OOGWOOD 

WITCH HAZEL 

SlENDrn HINOI<I FALSE CYPRESS 

MOUNTAIN HEMLOCK 

.IRIIUTUS UNEDO 'COMPICTA' COMPACT STRAI'IBERR'f TREE 

~ YAR. EVERGR£IN ~ 

BERBERIS ltiUNBERCII "CORUZAM' OOLDEN RUil'l' I!ARBERR'f 
~NA ~IS HEAfflER 

~S OB'TIJ~ 'FIUOOIDES COIPPCTA' COMPACT FERNSPRr\Y HINOKI CYPRESS 

CI.EIIlRA .IUIIFOUI. SIJI.tMERSWEET 

CORNUS SERICEA 'KEL.SEYr I<El..SE.Y DOGWOOD 
LA~DULA ANGI.J!rnFOUI. 'HilCOTE SIJPEIIOR' HIDCOl£ SUPERIOR EIG.I5H LAVENDrn 
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CHAPTER 50 - CENTRAL BUSINESS DISTRICT (CBD) ZONES

50.05 User Guide – CBD 1 zones.

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 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.    The maximum height of structure shall be measured at the midpoint of the frontage of the subject property on the abutting right-of-way, 
excluding First Avenue South. See KZC 50.62 for additional building height provisions.

3.    The street level floor of all buildings shall be limited to one or more of the following uses: Retail; Restaurant or Tavern; Banking and Related 
Financial Services; Entertainment, Cultural and/or Recreational Facility; Parks; Government Facility; or Community Facility. The street level floor of 
buildings south of Second Avenue South may also include Office Use. The required uses shall have a minimum depth of 20 feet and an average 
depth of at least 30 feet (as measured from the face of the building on the abutting right-of-way, not including alleys and similar service access 
streets). Buildings proposed and built after April 1, 2009, and buildings that existed prior to April 1, 2009, which are at least 10 feet below the 
maximum height of structure, shall have a minimum depth of 10 feet and an average depth of at least 20 feet containing the required uses listed 
above.
    The Design Review Board (or Planning Director if not subject to D.R.) may approve a minor reduction in the depth requirements if the applicant 
demonstrates that the requirement is not feasible given the configuration of existing or proposed improvements and that the design of the retail 
frontage will maximize visual interest. Lobbies for residential, hotel, and office uses may be allowed within this space subject to applicable design 
guidelines.

4.    Where public improvements are required by Chapter 110 KZC, sidewalks on pedestrian-oriented streets within CBD 1A and 1B shall be as 
follows:
    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 D.R.

(GENERAL REGULATIONS CONTINUED ON NEXT PAGE)

(GENERAL REGULATIONS CONTINUED FROM PREVIOUS PAGE)
5.    Upper story setback requirements are listed below. For purposes of the following regulations, the term “setback” shall refer to the horizontal 
distance between the property line and any exterior wall of the building. The measurements shall be taken from the property line abutting the street 
prior to any potential right-of-way dedication.

a.    Lake Street: No portion of a building within 30 feet of Lake Street may exceed a height of 28 feet above Lake Street except as provided 
in KZC 50.62.
b.    Central Way: No portion of a building within 30 feet of Central Way may exceed a height of 41 feet above Central Way except as 
provided in KZC 50.62.
c.    Third Street and Main Street: Within 40 feet of Third Street and Main Street, all stories above the second story shall maintain an 
average setback of at least 10 feet from the front property line.
d.    All other streets: Within 40 feet of any front property line, other than Lake Street, Central Way, Third Street, or Main Street, all stories 
above the second story shall maintain an average setback of at least 20 feet from the front property line.
e.    The required upper story setbacks for all floors above the second story shall be calculated as Total Upper Story Setback Area as follows:
    Total Upper Story Setback Area = (Linear feet of front property line(s), not including portions of the site without buildings that are set aside 
for vehicular areas) x (Required average setback) x (Number of stories proposed above the second story). See Plate 35.
f.    The Design Review Board is authorized to allow a reduction of the required upper story setback by no more than five feet subject to the 
following:

1)    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.
2)    The public open space is located along the sidewalk frontage and is not covered by buildings.
3)    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.
4)    The design and location is consistent with applicable design guidelines.

g.    The Design Review Board is authorized to allow rooftop garden structures within the setback area.

6.    May also be regulated under the Shoreline Master Program; refer to Chapter 83 KZC

DRV15-00998 
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(Revised 3/09) Kirkland Zoning Code
153

U S E  Z O N E  C H A R TSection 50.12
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.010 Restaurant or 
Tavern

D.R., 
Chapter 142 
KZC

None 0' 0' 0' 100% CBD 1A – 
45' above 
each abut-
ting right-of-
way.
CBD 1B – 
55' 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.
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U S E  Z O N E  C H A R TSection 50.12

(Revised 3/09) Kirkland Zoning Code
154

 Zone
CBD-1A, 
1B

.025 Banking and 
Related Financial 
Services
See Spec. Reg. 2.

D.R., 
Chapter 142 
KZC

None 0' 0' 0' 100% CBD 1A – 
45' above 
each abut-
ting right-of-
way.
CBD 1B – 
55' 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 only if:
a. The drive-through facility is not located on a property that abuts either 

Park Lane or Lake Street.
b. The drive-through facility existed prior to January 1, 2004, OR the 

drive-through facility will replace a drive-through facility which existed 
in CBD 1A or 1B 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
c. 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

d. 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

e. 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.

2. Unless this use existed on the subject property prior to January 1, 2004, 
Banking and Financial Services may not be located within the 30-foot 
depth (as established by General Regulation 3) on the street level floor of 
a building fronting on Park Lane and Lake Street.
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(Revised 11/12) Kirkland Zoning Code
155

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

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

None 0' 0' 0' 100% CBD 1A – 
45' above 
each abut-
ting right-of-
way.
CBD 1B – 
55' 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

See KZC 50.60 
and 105.25.

.060 Private Club or 
Lodge

B See KZC 50.60 
and 105.25.

1. Ancillary assembly and manufacture of goods on premises may be per-
mitted 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.

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 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 Acous-
tical 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

A 1.7 per unit. See 
KZC 50.60.
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U S E  Z O N E  C H A R TSection 50.12

(Revised 11/12) Kirkland Zoning Code
156

 Zone
CBD-1A, 
1B

.085 Residential Suites D.R., 
Chapter 142 
KZC

None 0' 0' 0' 100% CBD 1A – 
45' above 
each abut-
ting right-of-
way.
CBD 1B – 
55' above 
each abut-
ting right-of-
way.

D A See Spec. Reg. 
1.

1. For parking managed pursuant to Special Regulation 2, parking shall be 
provided at a rate of 0.5 per living unit plus one per on-site employee. Oth-
erwise parking shall be provided at a rate of one per living unit plus one 
per on-site employee and modifications to decrease the requirement are 
prohibited. See KZC 50.60.

2. The required parking shall be 0.5 per living unit where the parking is man-
aged as follows and the property owner agrees to the following in a form 
approved by the City and recorded with King County:
a. Rentals shall be managed such that the total demand for parking does 

not exceed the available supply of required private parking. If the 
demand for parking equals or exceeds the supply of required private 
parking, the property owner shall either restrict occupancy of living 
units or restrict leasing to only tenants who do not have cars.

b. The property owner shall prepare a Transportation Management Plan 
(TMP) for review and approval by the City and recording with King 
County. At a minimum, the TMP shall include the following require-
ments:
1) Charge for on-site parking, unbundled from the rent, for tenants 

who have cars.
2) Bus pass or equivalent alternative transportation mode subsidies 

for tenants who do not have cars.
3) Lease provisions and monitoring requirements for the property 

owner to ensure that tenants are not parking off site to avoid parking 
charges.

4) Adequate secured and sheltered bicycle parking to meet antici-
pated demand.

5) Designation of a Transportation Coordinator to manage the TMP, 
provide commute information to all new tenants, and be a point of 
contact for the City.

6) At the time the project attains 90 percent occupancy, the property 
owner shall provide an accurate and detailed report of initial resi-
dent parking demand and alternative commute travel. The report 
format shall be reviewed and approved by the City.

REGULATIONS CONTINUED ON NEXT PAGE
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(Revised 9/13) Kirkland Zoning Code
156.1

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

.085 Residential Suites
(continued)

REGULATIONS CONTINUED FROM PREVIOUS PAGE
7) Following the initial survey, the property owner shall submit a bien-

nial survey of residents prepared and conducted by a licensed 
transportation engineer or other qualified professional documenting 
on-site and potential off-site parking utilization and alternative com-
mute travel. The Planning Director may increase or decrease the 
frequency of the survey based on the documented success of the 
TMP.

8) Acknowledgement by the property owner that it shall be a violation 
of this code for the actual parking demand for the project to exceed 
the available supply of required parking or to fail to comply with the 
provisions of the TMP or reporting requirements.

c. After one year of project occupancy, the Planning Official may allow a 
decrease in the required number of spaces if the number of spaces 
proposed is documented by an adequate and thorough parking 
demand and utilization study of the property. The study shall be pre-
pared by a licensed transportation engineer or other qualified profes-
sional, and shall analyze the operational characteristics of the use 
which justify a parking reduction. The scope of the study shall be pro-
posed by the transportation engineer and approved by the City traffic 
engineer. The study shall provide at least two days of data for morning, 
afternoon and evening hours, or as otherwise approved or required by 
the City traffic engineer.

3. All residential suites and all required parking within a project shall be 
under common ownership and management.

4. Development shall be designed, built and certified to achieve or exceed 
one or more of the following green building standards: Built Green 5 Star 
certified, LEED Gold certified, or Living Building Challenge certified.

5. Developments containing this use shall provide common living area avail-
able to all residential suite residents. Common living area shall consist of 
areas such as shared kitchens, dining areas, and community rooms. 
Areas such as bathrooms, laundries, utility rooms, storage, stairwells, 
mailrooms, and hallways shall not be counted as common living area. The 
minimum amount of common living area for each project shall be 250 
square feet plus an additional 20 square feet per living unit.
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U S E  Z O N E  C H A R TSection 50.12

(Revised 9/13) Kirkland Zoning Code
156.2

Zone
CBD-1A, 
1B

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

D.R., 
Chapter 142 
KZC.

None 0' 0' 0' 100% CBD 1A – 
45' above 
each abut-
ting right-of-
way.
CBD 1B – 
55' above 
each abut-
ting right-of-
way.

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

3. 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.

.100 Assisted Living 
Facility

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.

.110 Public Utility, 
Government Facility, 
or Community 
Facility

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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Design Guidelines for Pedestrian Oriented Business Districts 

 

In addition to the standard guidelines contained in the Design Guidelines for Pedestrian-
Oriented Business Districts, the following list summarizes some of the key guidelines or 
regulations which apply specifically to the project or project area.   

Special considerations for Downtown Kirkland 

• Most of the business core of Kirkland is already developed with fairly narrow sidewalks. 
New development should provide sidewalks at the recommended width. Providing wider 
sidewalks throughout downtown is a long-term endeavor. 

• Retail frontages in the Central Business District should have a 15’ story height to ensure 
diverse retail tenants and enhance the pedestrian experience. Where these taller retail 
stories are required, special attention to storefront detailing is necessary to provide a 
visual connection between pedestrian and retail activity. 

• A strong street tree planting scheme is especially important in downtown because of the 
variety of scale and architecture encouraged in private development. Major entries into 
Kirkland, especially along Central Way, Kirkland Avenue, Lake Street, and Market Street, 
should be unified by a strong street tree program. 

• Parking lot location and design is critical on busy entry streets such as Market Street, 
Central Way, Lake Street, Kirkland Avenue, and in the congested core area where 
pedestrian activities are emphasized. The Downtown Plan calls for limiting the number 
of vehicle curb cuts. 

• Because land is limited in Downtown Kirkland, efficient and compact parking lot 
configurations are a top priority. Parking lots in the periphery of the core area that 
accommodate about 100 vehicles (approximately 3/4 to 1 acre) should be articulated 
with landscaped berms. 

• Garages built on Downtown Kirkland’s perimeter slopes, near residential areas, or near 
the waterfront can fit less obtrusively into the landscape when terraced. Treatment of 
the facade of the parking structure can be just as effective in mitigating the visual 
impacts of parking garages as pedestrian-oriented businesses, plazas, or landscaped 
setbacks at the ground level. 

• Pedestrian features should be differentiated from vehicular features; thus fenestration 
detailing, cornices, friezes, and smaller art concepts should be concentrated in Design 
Districts 1 and 2, while landscaping and larger architectural features should be 
concentrated in Design Districts 3, 5, 7, and 8. 

• Large-scale developments, particularly east of the core area, should stress continuity in 
streetscape on the lower two floors. Setback facades and varied forms should be used 
above the second stories. 

• The Downtown Plan’s mandate for high-quality development should also be reflected in 
sign design. 

• No internally lit plastic-faced or can signs should be permitted. 

• All signs in the downtown should be pedestrian-oriented. Master-planned sites such as 
Parkplace may also include signs oriented to automobile traffic for the whole complex. 

DRV15-00998 
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