
 

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: April 8, 2013 

File No.: DRV12-01513 
 
Subject: 324 CENTRAL WAY MIXED USE PROJECT  
 DESIGN RESPONSE CONFERENCE 
  

I. MEETING GOALS 

At the April 15, 2013 Design Review Board (DRB) meeting, the DRB should conduct a 
Design Response Conference and determine if the project is consistent with the design 
guidelines contained in Design Guidelines for Pedestrian Oriented Business Districts, as 
adopted in Kirkland Municipal Code (KMC) Section 3.30.040. 

During the Design Response Conference, the DRB should provide feedback on the 
following topics: 

 Building massing 

 Public Space Design 

 Landscaping 

 Materials, colors, and details 

 Requested Minor Setback Variation 

II. PROPOSAL 

The subject property is located at 324 Central Way (see Attachment 1). Studio Meng 
Strazzara, representing the property owner 4th and Central LP, has applied for a Design 
Response Conference for a new mixed-use development on the subject property.  The 
project contains approximately 76 residential units and 9,730 square feet of ground floor 
retail space (see Attachment 2). Parking will be provided in a below-grade parking 
structure. Vehicular access is from Central Way. 

The applicant is also requesting approval of a minor variation to the required 20’ upper 
story setback along Central Way and 4th Street (see Attachment 3, Addressed in Section 
V.C below). 

III. SITE 

The subject property currently contains a gas station, car wash, and coffee stand. The 
site slopes downward from east to west, but has a significant upward slope along the 
north property line. The property has street frontage along Central Way to the south 
and 4th Street to the east. Central Way is a designated Pedestrian Oriented Street.   
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The following list summarizes the zoning designation, uses, and allowed heights of 
properties adjacent to the subject property (see Attachment 4): 

North: PLA 7B. Single and multi-family, Office. Maximum height is 30’. 

East: CBD 7. Shell Gas Station. Maximum height is 41’. 

South: Park/Public Use. Peter Kirk Park. 

West: CBD 7. Wendy’s Restaurant. Maximum height is 41’. 

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

IV. CONCEPTUAL DESIGN CONFERENCE 

A Conceptual Design Conference was held on January 14, 2013. The DRB provided 
direction to the applicant in preparation for the Design Response Conference. At the 
meeting, the DRB discussed: 

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

B. Which guidelines applied to the proposed development; and 

C. The application materials that are needed for the Design Response Conference. 

The DRB’s feedback from the conference is summarized in Section V.B below under the 
DRB’s discussion on the various design topics.   

V. DESIGN RESPONSE CONFERENCE 

The Design Review Board reviews projects for consistency with design guidelines for 
pedestrian-oriented business districts, as adopted in Kirkland Municipal Code Chapter 
3.30.  In addition to the standard guidelines contained in the Design Guidelines for 
Pedestrian-Oriented Business Districts, the following information summarizes key 
guidelines which apply specifically to the project or project area.  See also Section VI for 
information regarding zoning regulations and how they affect the proposed 
development. 

A. Pedestrian-Oriented Design Guidelines 

1. General 
The following is a list of key design issues and/or design techniques that 
should be addressed with this project as identified in the design guidelines. 

 Building Scale 

o Vertical and horizontal modulation 

o Architectural scale 

 Pedestrian-Orientation 

o Plazas 

o Pedestrian friendly building fronts 

o Blank wall treatment 

 Landscaping 

 Building material, color, and detail 

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

2. Special Considerations for Downtown Kirkland 
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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 which apply specifically to the project or project area. 

 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. 

 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. 

B. Compliance with Design Guidelines 

1. Scale 

a. DRB Discussion 

The DRB expressed a preference for massing Option 3. Option 3 included 
variable modulation along Central Way, but would require a minor 
variation to allow upper story encroachments into the setback. Other 
recommendations by the DRB included: 

 Provide an analysis of the encroachments into the setbacks and how 
Option 3 compares to Option 1 

 To offset proposed upper story setback variance, looking at 
developing the southeast corner and entry areas as public spaces. 

b. Supporting Design Guidelines 
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The Design Guidelines for Pedestrian Oriented Business Districts contain 
the following policy statements that address the use of these techniques: 

 All building fronts should have pedestrian-friendly features (see 
Design Guidelines, page 10 for examples) 

 Special Consideration for the CBD - 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. 

 Storefronts should be highly transparent with windows of clear vision 
glass beginning no higher than 2’ above grade to at least 10’ above 
grade. Windows should extend across, at a minimum, 75% of the 
façade length. Continuous window walls should be avoided by 
providing architectural building treatments, mullions, building 
modulation, entry doors, and/or columns at appropriate intervals. 

 Lobbies for residential, hotel, and office uses may be allowed within 
the required retail storefront space provided that the street frontage 
of the lobby is limited relative to the property’s overall retail frontage 
and that the storefront design of the lobby provides continuity to the 
retail character of the site and the overall street. 

 All buildings on pedestrian-oriented streets should be encouraged to 
have upper-story activities overlooking the street, as well as balconies 
and roof decks with direct access from living spaces. Planting trellises 
and architectural elements are encouraged in conjunction with decks 
and bay windows. Upper-story commercial activities are also 
encouraged. 

 All building entries should be well lit. Building facades in pedestrian 
areas should provide lighting to walkways and sidewalks through 
building-mounted lights, canopy- or awning-mounted lights, and 
display window lights. Encourage variety in the use of light fixtures to 
give visual variety from one building facade to the next. Back-lit or 
internally-lit translucent awnings should be prohibited. 

 Successful pedestrian-oriented plazas are generally located in sunny 
areas along a well-traveled pedestrian route. Plazas must provide 
plenty of sitting areas and amenities and give people a sense of 
enclosure and safety. 

 Commercial developments should have well defined, safe pedestrian 
walkways that minimize distances from the public sidewalk and transit 
facilities to the internal pedestrian system and building entrances. 

 Blank walls should be avoided near sidewalks, parks, and pedestrian 
areas. Where unavoidable, blank walls should be treated with 
landscaping, art, or other architectural treatments. 

 Varied window treatments should be encouraged. Ground floor uses 
should have large windows that showcase storefront displays to 
increase pedestrian interest. Architectural detailing at all window 
jambs, sills, and heads should be emphasized. 
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 Architectural building elements such as arcades, balconies, bay 
windows, roof decks, trellises, landscaping, awnings, cornices, friezes, 
art concepts, and courtyards should be encouraged. 

 Special Consideration for the CBD - 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. 

 Vertical building modulation should be used to add variety and to 
make large buildings appear to be an aggregation of smaller 
buildings. 

 Horizontal building modulation may be used to reduce the perceived 
mass of a building and to provide continuity at the ground level of 
large building complexes. 

c. Staff Analysis 

As requested by the DRB, the applicant has pursued massing Option 3 
and has provided detailed plans for review (see Attachment 2). Sheet A2 
provides a comparison of Options 1 and 2 and Sheets A3 and A4 show 
further development of the public spaces. 

The CBD 7 zone requires a front yard 20’ setback. The applicant has 
requested a minor variation to this requirement as it applies to the 4th 
Avenue and Central Way facades. See Section V.C below for additional 
information. 

The DRB should provide input on the following items: 

 Do the buildings provide enough horizontal and/or vertical 
modulation when viewed from key vantages? 

 Determine if additional development of the public spaces are 
needed? 

 Based on the applicable criteria, provide direction regarding the 
requested variations to the required 20’ front yard setback along 
4th Avenue and Central Way. 

2. Vehicular Access 

a. DRB Discussion 

The DRB supported moving forward with vehicular access concept of 
commercial access and parking from Central Way. However the DRB 
wanted additional information about the reasoning for this location. 

b. Supporting Design Guidelines 

The Design Guidelines for Pedestrian Oriented Business Districts contain 
the following policy statements that pertain to vehicular and pedestrian 
access: 

 Minimize the number of driveways by restricting curb cuts and by 
encouraging property and business owners to combine parking lot 
entrances and coordinate parking areas. Encourage side and rear yard 
parking areas by restricting parking in front yards. Require extensive 
screening where there is front yard parking. 
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 Special Consideration for the CBD - 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. 

 A sidewalk should support a variety and concentration of activity yet 
avoid overcrowding and congestion. The average sidewalk width 
should be between 10’ and 18’. New buildings on pedestrian-oriented 
streets should be set back a sufficient distance to provide at least 10’ 
of sidewalk. If outdoor dining, seating, vending, or displays are 
desired, an additional setback is necessary. 

c. Staff Analysis 

Vehicular Access 

The City Public Works Department had originally recommended that all 
vehicular access occur from 4th Street. The applicant determined that 
grade issues made access from 4th Street difficult and requested access 
from Central Way. The Public Works Department agreed to allow access 
from Central Way, but required that the access be centered on the 
property’s frontage to avoid conflicts with the Wendy’s driveway (to the 
west) and the 4th Street intersection (to the east). 

Back-of-House Functions 

The applicant should confirm the location of trash and loading/unloading 
areas and mitigation of these areas. 

3. Open Space and Landscaping 

a. DRB Discussion 

The DRB had the following recommendations regarding open space and 
landscaping: 

 Provide planting details for the rooftop areas. 

b. Supporting Design Guidelines 

The Design Guidelines and Zoning Regulations contain the following 
guideline addressing the visual quality of landscapes: 

 Special Consideration for the CBD - 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. 

 KZC Chapter 95 requires that a landscape plan be approved as part of 
the Design Review Process. 

 The placement and amount of landscaping for new and existing 
development should be mandated through design standards. Special 
consideration should be given to the purpose and context of the 
proposed landscaping. The pedestrian/auto landscape requires strong 
plantings of a structural nature to act as buffers or screens. 
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 The pedestrian landscape should emphasize the subtle characteristics 
of the plant materials. The building landscape should use landscaping 
that complements the building’s favorable qualities and screens its 
faults. 

 Special Consideration for the CBD - 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. 

c. Staff Analysis 

Given the existing grade of Central Way, retail floor levels are challenging 
to orient to the street frontage.  The DRB should review the open spaces 
created between the building and sidewalk for grade transitions, 
landscape treatment, and pedestrian-orientation. 

Landscaping should be placed in areas to help mitigate building massing 
and enhance the pedestrian experience along the project frontages.  
Other opportunities for landscaping should include areas to enhance the 
public spaces including the southeast corner of the site and the entry 
areas. Sheets A8 thru A12 in Attachment 2 show a proposed landscape 
plan. See Section VI.F below for landscape buffer and tree retention 
requirements. 

The DRB should provide input on the following items: 

 What changes, if any, are needed to the landscape plan? 

 Are there other opportunities for landscaping? 

4. Building Materials, Color, and Details 

a. DRB Discussion 

This topic was not discussed in detail at the Conceptual Design 
Conference.   

b. Staff Analysis 

Attachment 2, Sheets A21 thru A24 contains color elevation drawings and 
callouts for the proposed building materials. The DRB should provide 
feedback to the applicant regarding the proposed materials and colors.  

C. Minor Variations 

a. Applicant Request 

KZC Section 142.37.1.a allows an applicant to request minor variations to the 
minimum required setback in the CBD zone. The DRB may grant a minor 
variation only if it finds that the following are met (KZC Section 142.37.4): 

 The request results in superior design and fulfills the policy basis for the 
applicable design regulations and design guidelines; 

 The departure will not have any substantial detrimental effect on nearby 
properties and the City or the neighborhood. 

A 20’ setback is required along Central Way and 4th Street. Ground floor retail 
space may have a zero-foot setback. The applicant has requested the 
following minor variations: 
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 10 foot encroachments on the Levels L2 thru L5 (see Attachment 2, 
Sheets A18 thru A20) along Central Way and 5 foot encroachments 
along 4th Street. 

 Average 15’ setback along both Central Way and 17.5’ along 4th 
Street. 

 Approximately 4,527 square feet of total setback encroachment. A 
majority of this encroachment square footage occurs along the 
Central Way setback.  

The applicant’s response to the minor setback variation criteria above can be 
found in Attachment 3. 

b. Background Information 

In August 2004, the DRB approved Alexan Kirkland (now known as The 
Boulevard), a mixed-use project located at 375 Kirkland Avenue across the 
street from the Performing Arts Center. That project is located in CBD 3, 
which has the same height/setback requirements as the CBD 7 zone. The 
DRB’s decision included approval of a minor variation request to the required 
20’ upper story setback.  Approved was a 12’ to 18’ setback (a 2’ to 8’ 
reduction) with an average setback of 35’ and a total of 10,958 square feet 
of setback area (see Attachment 7 for plans and DRB Conclusion). The 
project included a large courtyard accessible from Kirkland Avenue and 
sidewalks along the Kirkland Avenue frontage that exceed the minimum 10’ 
width requirement. The DRB determined that “the design of building itself as 
well as the public amenities proposed by the applicant adequately addressed 
the design departure criteria”. 

c. Staff Analysis 

In the applicant’s response letter, one of the justifications for the minor 
setback variation is that the required street improvement easement narrowed 
the lot and that the additional square footage gained thru the departure is 
similar to that lost to the easement. As part of predesign process, the Public 
Works Department agreed to allow the street improvements to be contained 
in an easement instead of a right-of-way dedication. This easement allowed a 
portion of the parking garage to extend under the street improvements, 
which would not be allowed if the area was dedicated right-of-way. 

The DRB should provide feedback to the applicant on whether the requested 
variation is deemed “minor” and will result in a superior design than if the 
building complied with the required setback.  Potential detrimental effects 
should be discussed. 

VI. KEY ZONING REGULATIONS 

The applicant’s proposal is also subject to the applicable requirements contained in the 
Kirkland Municipal Code, Zoning Code, Fire and Building Code, and Public Works 
Standards. It is the responsibility of the applicant to ensure compliance with the various 
provisions contained in these ordinances. Attachment 5, Development Standards, is 
provided to familiarize the applicant with some of these additional development 
regulations. These regulations and standards are not under the review authority of the 
DRB and will be reviewed for compliance as part of the building permit review for the 
project.   

In terms of zoning, development on the subject property is subject to the regulations in 
CBD 7 (see Attachment 6) as well as other applicable KZC sections.  The following 
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regulations are important to point out as they form the basis of any new development 
on the site.  Below are some of the key zoning standards that apply to the development 
followed by staff comment in italics.   

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 along Central Way 
and 4Th Street. Additionally the applicant is proposing a lobby for the residential 
use along with a workout room. The City allows lobbies for residential uses on 
the ground floor, but the residential workout room would not be allowed. 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. Setbacks: A minimum 20’ front yard setback is required. One-story street level 
retail shall have a zero foot setback. There are no required setbacks for the side 
or rear property lines.   

  Staff Comment: A 20’ front yard setback is required along Central Way with the 
exception of one-story retail. In addition, a 20’ front yard setback is also required 
along the portion of the north property line adjacent to 4th Avenue. The applicant 
has requested a minor variation to the setback requirement pursuant to KZC 
Section 142.37. See Section V.C above. 

C. Height: CBD 7 allows a maximum height of 41’ measured above the average 
building elevation. In addition, KZC Section 50.62.2 requires that the minimum 
ground floor height is 15’ for retail, restaurant, and other ground floor uses. 

Additional height is allowed for peaked roofs and/or parapets.  For structures 
with a peaked roof, the peak may extend five (5) feet above the height limit if 
the slope of the roof is greater than three (3) feet vertical to 12 feet horizontal 
and eight (8) feet above the height limit if the slope of the roof is equal or 
greater than four (4) feet vertical to 12 feet horizontal.  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.   

Additional allowances for height in regards to rooftop appurtenances are found in 
KZC Section 115.120. 

Staff Comment: The applicant must demonstrate compliance with the City’s 
height requirements as part of any building permit.   

D. Lot Coverage: CBD 7 zoning regulations allow 80% lot coverage.  If a minimum 
zero-foot front yard setback is provided for one-story retail uses, then the lot 
coverage for the property shall be 100%. 

E. Parking: Retail uses must provide one parking space for each 350 square feet of 
gross floor area. Stacked dwelling units must provide a minimum of one parking 
stall per bedroom or studio unit and an average of at least 1.3 parking stalls per 
unit for the development.  Guest parking shall be provided at a rate of 0.1 stalls 
per bedroom or studio unit with a minimum of two guest parking stalls.  

 Staff Comment:  The applicant must demonstrate compliance with the City’s 
parking requirements as part of any building permit.   

F. Landscaping & Tree Retention.  Based on the proposed uses on the subject 
property and the adjoining multi-family development to the north, a 15’-wide 
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landscape buffer is required along the north property line planted pursuant to 
standards found in KZC Section 95.42.  

Staff Comment: A landscape plan and Tree Retention Plan was submitted with 
the Design Response Conference application. Existing significant trees are 
located within the required landscape buffer, but they are not viable due to 
construction impacts. The applicant is proposing private patios that extend 5 feet 
into the landscape buffer. In order to allow these patios, the applicant will need 
to approval of a buffer modification pursuant to KZC Section 95.46.1. 

G. Sidewalks. Central Way is a designated as a Pedestrian Oriented Street.  
Therefore the sidewalk standards require a minimum 10’ wide sidewalk along the 
entire frontage of the subject property abutting Central Way. An 8’ wide sidewalk 
is required along 4th Street as it is a Major Pedestrian Sidewalk. The final 
sidewalk configuration should be approved through the design review process. 

VII. STATE ENVIRONMENTAL POLICY ACT 

SEPA is the state law that requires an evaluation of a development proposal for 
environmental impacts. The issue most frequently addressed through SEPA is traffic.  
Design Review is not a project action and thus SEPA review is not required at the time 
of Design Review. SEPA review will be required prior to the issuance of any building 
permit for the project. 

VIII. PUBLIC COMMENT 

Prior to the finalization and distribution of this staff memo, no public comment was 
received. 

IX. SUBSEQUENT MODIFICATIONS 

Modifications to the approval may be requested and reviewed pursuant to the applicable 
modification procedures and criteria in effect at the time of the requested modification. 

X. ATTACHMENTS 

1. Vicinity Map 
2. Development Plans 
3. Departure Request Letter 
4. Zoning Map 
5. Development Standards 
6. CBD 7 Use Zone Chart 
7. Alexan Kirkland (The Boulevard) Design Departure Information 
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Design Response Conference 

324 Central Way, Kirkland WA 98033 
A Proposed Apartment Development 

for Continental Properties, LLC. 
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DRB CONCEPTUAL DESIGN RESPONSE 
l.)AII vantages of the project and neighboring building masses and elevations. 

Latitudinal Section Lookingwest 

Context Vantage Looking southeast Context Vantage Lookingsouthwest 

DRB CONCEPTUAL DESIGN RESPONSE 
DESIGN RESPONSE CONFERENCE- 32-4 CENTRAL WAY 
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on - Deep modulo on Looking Northwest 

: ------=D=Rs======c=o=N=c=EP=r=uA=L=D=E=s=IG=N=R=E=sP=o=N=s=E~I A2 
I DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 04/02/13 

DRB CONCEPTUAL DESIGN RESPONSE 

Code Compliant Option 
Challenges: 
·The building setback: requirements further restrict unit depths allowing for only 
minimal modulation at the Central Way Frontage. 
· Per KZC 92.30 b 1 Vertical Definifion for all CBD zones, the maximum length of 
any facade facing a street is 70 feet without vertical definition. This code 
compliant option modulation is for every 30'-0" with 1 0'-0'' modulafion setback: 
a 18" carry through all residential floors. 
·The modulation available with the setback: creates a long and repetitious 
facade. 
· Narrow and long footprint makes the building out of scale with neighboring 
buildings 

Proposed Option 
Advantages: 
·Deep modula1ion visually breaks up long frontage along Central Way 
·Protruding masses create a dynamic and lively feeling that appeals to the 
scale of Central Way. 
·The variation of the facade created by the protruding storefront at the base, 
deep modulations, recessed balconies, and careful material changes provides 
visual Interest at both the level of the pedestrian and vehicular traffic. 

StUd iC'MENG 

STRAZZARA 
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DRB CONCEPTUAL DESIGN RESPONSE 
3.)Public spaces development 
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Southeast Corner Looking Northwest 
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DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 
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3.)Public spaces development 
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A6SITE PLAN
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200
SEATTLE, WA 98121
tel: 206.587.3797 / fax: 206.587.0588
www.studioms.com

02/28/13

 Scale: 1"=20'  SITE PLAN

VICINITY MAP
N

SITE

PER  CITY OF KIRKLAND  ZONING CODE

ZONE: CBD7 Central Business
LAND USE: C Commercial
FAR: NONE
LOT SIZE: 27,459 SQ FT
LOT COVERAGE: 80% (100% w/Retail)
FRONT SETBACK: 20'-0"
SIDE SETBACK: 0'-0"
WEST EASEMENT: 3'-0" utility easementN

PROJECT
TRUE
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A7TREE PLAN II
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 02/28/13

TREE PLAN II

EXISTING TREE TO BE REMOVED - TYPICAL

Scale: 1"=20'
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PLANT SCHEDULE

A8PROPOSED LANDSCAPE SCHEDULE
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY

ARCHITECTURE

PLANNING

CONSULTING

2001 WESTERN AVE, SUITE 200
SEATTLE, WA 98121
tel: 206.587.3797 / fax: 206.587.0588
www.studioms.com

02/28/13

PROPOSED LANDSCAPE SCHEDULE

KOBUS MAGNOLIA JAPANESE SNOWBELL VINE MAPLE

FIREFLY HEATHER ORANGE FLAME
MAGNOLIA

CREEPING MAHONIA
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A9PROPOSED LANDSCAPE PLAN - SITE
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 02/28/13

PROPOSED LANDSCAPE PLAN  - SITEScale: 1"=20'
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STAIRELEVATOR

STAIR

A10PROPOSED LANDSCAPE PLAN
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 02/28/13

PROPOSED LANDSCAPE PLAN - L2 & ROOFScale: 1"=20'
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A11DESIGN DETAILS (LANDSCAPING)
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 02/28/13

DESIGN DETAILS (LANDSCAPING)
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A12DESIGN DETAILS (LANDSCAPING)
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 02/28/13

DESIGN DETAILS (LANDSCAPING)
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DESIGN DETAILS (ARCHITECTURAL) 

VERTICAL MODULAnON AT PENTHOUSE LEVEL TO 
VISUALLY REDUCE BUILDING HEIGHT AND MASS 

STEP FACADE BACK AT WEST FACADE TO ALLOW 
GLAZING AM> REDUCE BLANK WALL BALCONIES TO REDUCE 

SEPARATION BETWEEN 
BUILDING TliE STREET 

DESIGN DETAILS (ARCHITECTURE) 
DESIGN RESPONSE CONFERENCE- 324 CENTRAL WAY 

PROJECTED ROOF FEATURES mEATMENT 
CONSISTENT WITH SURROUNDING 
DOWNTOWN PROJECTS 

I Al3 
02/28/13 

LARGE GLAZING PATTERN TO MAXIMIZE 
TRANSPARENCY WHILE REDUCE BUILDING 
MASSING 

CELEBRATED ROOF 
FEATURE AT CENTER 
ENIRANCE 

MUTJ. CONCRETE 
PODIUM LEVB.S 

TO REDUCE OVERALL 
BUILDING LENGTH & MASS 

PROFESSIONAL WATER FEATURE 
AT ENTRY COURTYARD 

BRONZE COLORED METAL AWNING­
WEATliER PROTECT PEDESTRIAN UM< 
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DEEP MODULATION SEPARATE THE 
LONG FACADE AND REDUCE ITS MASS. 

PROJECTED ROOF FEATURES TREATMENT 
CONSISTENT WITH SURROUNDING 
DOWNTOWN PROJECTS 

VERTICAL MODULATION AT 
PENTHOUSE LEVEL TO 

VISUALLY REDUCE BUILDING 
HEIGHT AND MASS 

PROFESSIONAL WATEA FEATUFIEAT 
ENTRY eot.mYARD 

CELEBRATED ROOF 
FEATURE AT CENTER 
ENTRANCE 

STEPPED BACK BAY VISUALLY 
SEPARATES THE BUILDING ENTRANCE 
FROM RETAIL BAYS. IT ALSO ERODES 
THE CORNER FOR Tl£ CENTRAL 
ENmY COUlYARD 

CONTINUOUS METAL 
AWNING TO WEATHER 

PROTECT TI-lE PEDESTRIANS 

StUdiC'MENG 
STRAZZARA 

LARGE SETBACK TO ERODE 
TI-lE CORNER 
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