
 

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: Jon Regala, Senior Planner 

Date: April 8, 2013 

File No.: DRV12-01340 
 
Subject: 450 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 

 Pedestrian access  

 Plaza design 

 Landscaping 

 Materials, colors, and details 

 Project phasing 

 Requested minor setback variations 

II. PROPOSAL 

The subject property is located at 450 Central Way (see Attachment 1).  Robert Pantley, 
with authorization from the property owner MISTPA LLC, has applied for a Design 
Response Conference for a new mixed-use development on the subject property (see 
Attachment 2).  The majority of the project contains a mix of market rate apartment 
units (62) and residential suites (228).  In addition, approximately 9,400 square feet of 
retail space is proposed at the ground floor along Central Way.  The majority of the 
parking will be provided in a below-grade 2-level parking structure.  Residential 
vehicular access is proposed at the northwest corner of the property from 4th Avenue.  
Vehicular access for the retail component is proposed at the southeast corner of the 
property at Central Way. 

The applicant is also requesting to phase construction of the project.  Phase I would 
consist of Buildings 3, 4, and 5 which are located along/near Central Way.  Buildings 1 
and 2 would occur with Phase II.  These buildings are located near northwest and north 
property lines.  Attachment 2, pages 14-17 contains the phasing plan. 
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The applicant is also requesting approval of a minor variation to the required 20’ setback 
along 4th Avenue and Central Way (see Section V.C below). 

III. SITE 

The subject property currently contains the Crab Cracker restaurant and a surface 
parking lot.  The site is relatively flat.  According to the property survey, 18 significant 
trees are located along the north property line.  The property has street frontage along 
Central Way to the south and 4th Avenue to the north.  Central Way is a designated 
Pedestrian Oriented Street.   

The following list summarizes the zoning designation, uses, and allowed heights of 
properties adjacent to the subject property (see Attachment 3): 

North: PLA 7B.  Park 54 Condominiums.  Maximum height is 30’. 

East: CBD 7.  Wells Fargo Bank.  Maximum height is 41’. 

South: CBD 5A.  Kirkland Parkplace.  Maximum height is 60’ to 115’. 

West: CBD 7.  Office Building, small mixed-use building, and Moss Bay Shell gas 
station.  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 December 3, 2012.  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 
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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 

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. Master-planned 
sites such as Parkplace may also include signs oriented to automobile 
traffic for the whole complex. 
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B. Compliance with Design Guidelines 

1. Scale 

a. DRB Discussion 

The DRB expressed a preference for massing Proposal #1 in which a 
south-facing plaza was depicted.  The Board supported the idea of the 
plaza space at or near grade.  Other recommendations by the DRB 
included: 

 Cues could be taken from the Tera project (538 Central Way), where 
strengths include a strong retail base but weaknesses include the 
flatness of the upper stories above the base.   

 The scaling and design of the project should not seek to mirror the 
approved Parkplace proposal to the south.  The scale of this project 
will be dramatically different and the design should develop its own 
style. 

 Care should be taken in roof design as many elements like pitched 
roofs, solar, green roofs may be incorporated into the project.  The 
DRB is interested in seeing how the different roof elements will all 
come together. 

b. Supporting Design Guidelines 

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. 
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 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. 

 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 Proposal #1 
(central courtyard concept) and has provided detailed plans for review 
(see Attachment 2).  Since the Conceptual Design Conference, the site 
plan has evolved considerably in that five buildings are now being 
proposed instead of the original massing scheme of one ‘U’ shaped 
building.  Utilizing five separate buildings instead of one large building 
helps break up the building massing when viewed from various vantage 
points along Central Way.   

Building II is located along the north property line and has the longest 
building façade (approximately 170’).  This façade is visible from 4th 
Avenue and the condominiums to the north.  The closest condominium 
unit to the north is approximately 52’ from the subject property.  Varied 
roof forms, material changes, building articulation and change in colors 
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have been proposed to moderate building massing.  In addition, the 
building is setback 15’ from the north property line to comply with the 
required landscape buffer standard in this area.  Also required is a 6’ tall 
fence along the property line.  See Section VI.F below for more 
information regarding the required landscape buffer and tree retention 
standards. 

The applicant is also requesting to phase the construction of the project.  
Phase I would consist of Buildings 3, 4, and 5 which are located along 
Central Way.  Buildings 1 and 2 would occur with Phase II.  These 
buildings are located along the northwest and north property lines (see 
Attachment 2, pages 14-17).  It is unclear with the current phasing plan 
the interim improvements proposed in the area of Building 1 and 2. 

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: 

 Is the current façade design along with the proposed landscape 
buffer adequate in mitigating the buildings mass?  Consider if 
changes are needed at Building II’s north façade. 

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

 Information on solar installations has not yet been presented.  
The DRB should discuss integration with proposed roof forms as 
that information becomes available. 

 What additional information is needed in regards to the proposed 
phasing plan? 

 Determine if additional details are needed for the public plaza? 

 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. Pedestrian and Vehicular Access 

a. DRB Discussion 

The DRB supported moving forward with vehicular access concept of 
commercial access and parking from Central Way and residential access 
and parking from 4th Street. 

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. 

 New buildings should be set back a sufficient distance from the front 
property line a minimum of 10’ to allow enough room for pedestrian 
movement. Wider setbacks should be considered to accommodate 
other sidewalk uses that would benefit their businesses and the 
pedestrian environment. Lighting and special paving of the storefront 
activity zone are also beneficial. 

c. Staff Analysis 

Vehicular Access 

In terms of vehicular access, the subject property has several options 
given that a portion of the property fronts on 4th Avenue to the north and 
has frontage along Central Way to the south.  The City Public Works 
Department had originally recommended that all vehicular access occur at 
4th Avenue.  However, to address concerns expressed by the residential 
neighbors to the north, the City is open to limiting the access at 4th 
Avenue to the residential uses only.  Vehicular access to the retail uses 
would be provided at Central Way.  The applicant should continue to 
work with Public Works in finalizing the design with this dual access 
approach.   

Through-Block Pathway 

At the City pre-submittal meeting with the applicant, the Public Works 
Department asked the applicant to provide an 8-foot wide public through-
block pedestrian pathway along the north property line.  The long term 
goal is to break up the large block and create a pedestrian pathway that 
connects 4th Street and 5th Street in line with 4th Avenue.  There is 
currently no formal east-west pedestrian connection between Central 
Way and 7th Avenue in this area.  The City is open to modifying the 
pedestrian pathway standards in order to retain existing significant trees 
located along the north property line.  A pedestrian pathway would 
eventually be required on the Wells Fargo property to the east, as part of 
a redevelopment project, in order to eventually complete the through-
block pedestrian connection.   

Public Works is now recommending a through-block pedestrian pathway 
along the north property line as follows (see Attachment 4, 4th Avenue 
Street and Pedestrian Improvement Conditions): 

From the east end of the said sidewalk extension install a 5 ft. 
wide public pedestrian sidewalk that shall run along the entire 
north property line to the east property line.  The path shall be 
encompassed in a 10 ft. wide pedestrian easement.  The intent of 
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this pathway is to allow for a future pedestrian connection to 5th 
Street. 

KZC Section 105.19 allows the City to require a through-block pedestrian 
pathway if: 

 A walkway is reasonably necessary to provide efficient pedestrian 
access to a designated activity center of the City or to transit; or 

 A through-block pedestrian pathway if blocks are unusually long; 
or 

 Pedestrian access is necessary to connect between existing or 
planned dead-end streets, through streets, or other pedestrian 
access 

The through-block pathway would be subject to the standards found in 
KZC Section 105.19.2.b (see Attachment 5).  Modifications to these 
standards would have to be approved by the DRB subject to the criteria 
in KZC Section 105.103.3.b: 

 The modification is necessary because of the size, configuration, 
topography or location of the subject property; 

 The modification will provide for equal or improved pedestrian and 
bicycle safety and convenience; and 

 The modification will not have any substantial detrimental effect 
on nearby properties and the City as a whole. 

The location of the through-block pathway coincides with the required 15’ 
wide landscape buffer (includes 6’ tall fence at the property line) and 
existing row of significant evergreen trees.  Staff will look to retain as 
many of the significant trees as feasible given the location of the 
proposed improvements.  Remaining trees will be supplemented with new 
trees in order to comply with landscape buffering requirements.  Staff has 
the following concerns regarding pathway and buffering requirements: 

 Existing significant tree retention.  To what extent should 
additional trees be removed to allow for the pedestrian walkway? 

 Location of the pathway relative to the new residential building 

 Reduced visibility of the walkway given that a 6’ tall fence is 
required at the property line 

 Any modification of the landscape buffering standards requires 
written approval by the neighboring owners (including the 
removal or relocation of the required 6’ tall fence) 

Pedestrian Arcade 

Also in terms of pedestrian access, the applicant is proposing an arcade 
along the property frontage where adjoining the building.  The DRB had 
previously asked that the applicant refine this concept for the Design 
Response Conference.   

As proposed, the arcade columns separate the walkable area into two 
‘zones’.  The window zone (area under arcade) as proposed shows 8’ 
from window to column face while the sidewalk zone is about 4.5’ from 
column to face of curb.  The sidewalk zone is proposed to contain a 
landscape strip and street trees. 
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A successfully designed arcade should have enough room to have an 
open feel (appropriate scale), provide enough natural light, be integrated 
with the building’s architecture, not hinder the retail experience, and 
should not impact the flow/movement of pedestrians.  Pedestrian 
movement should feel comfortable when walking under the arcade as 
well as on the sidewalk adjoining the street.  Groups of people passing 
each other should be able to do so comfortably.  The proposed sidewalk 
design shows landscaping next to the street thereby limiting pedestrian 
access on the outside of the arcade and from parked cars..   

The applicant should continue to work with Public Works in finalizing the 
arcade design.  Portions of the arcade walkway are narrower (8’) than the 
required 10’ minimum sidewalk width due to 2’ wide columns at the 
arcade edge.  The design guidelines suggest a 10’ to 12’ wide movement 
zone.  Also, the walkway area under the arcade does not coincide with 
the public easement being required by the City. 

Structural components of the arcade are also proposed within the 
required public easement.  For example, sight distance compliance near 
the project driveway as it relates to the proposed building and arcade 
columns should be confirmed with Public Works as well as the location of 
street trees, landscaping, and lighting that would be required.  This could 
affect the arcade design, awnings, and pedestrian movement relative to 
the arcade columns.   

Back-of-House Functions 

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

Courtyard 

Also in regards to pedestrian access, a central courtyard that provides 
public space and access to the various tenant spaces and residential units 
internal to the property is proposed.  Several renderings have been 
provided to provide the DRB a sense of the applicant’s concept of the 
pedestrian areas (see Attachment 2). 

The DRB should provide input on the following items: 

 Provide direction regarding the requested through-block 
pedestrian pathway. 

 Is the arcade scaled appropriately and does it provide enough 
room for comfortable pedestrian movement? 

 Does the DRB need additional information regarding the visibility 
of the trash and loading/unloading area?  Is additional mitigation 
of these areas needed? 

 Is additional information needed regarding the proposed 
pedestrian plaza and circulation system? 

3. Open Space and Landscaping 

a. DRB Discussion 

The DRB had the following recommendations regarding open space and 
landscaping: 
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 Retention of existing buffer plantings on the north side have some 
challenges that should be explored with the neighbors.  The existing 
predominance of Douglas fir currently provides a dense buffer, but 
over time the trees will shed their lower branches and become less 
effective. 

 Street tree choices along Central will be important to help break-up 
the building frontage 

 Adaptive planting for the plaza area should be well conceived to help 
define space, be flexible, and provide the drought-tolerance that the 
applicant will pursue 

 Pedestrian covering within the plaza should avoid creation of 
elements that could be perceived as a barrier to the space 

 If green walls are utilized, maintenance, materials, and solar exposure 
should be considered 

b. Supporting Design Guidelines 

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

 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. 

 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 

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 
open space/plazas as experienced within the site as well as upper story 
terraces.  Several of the drawings in Attachment 2, show the location of 
landscaping however, a more formal and detailed landscape plan should 
be submitted to the DRB for their review.  See Section VI.F below for 
landscape buffer and tree retention requirements. 

The DRB should provide input on the following items: 

 What changes are needed to the landscape plan? 

10



450 Central Way Mixed-Use 
File No. DRV12-01340 

Page 11 

 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, pages 14-21 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 4th Avenue and Central Way.  Ground floor 
retail space may have a zero-foot setback.  The applicant has requested the 
following minor variations: 

4th Avenue 

 Building I – 5’ setback (15’ reduction). 

 Building II – 5’ setback (15’ reduction) 

 Approximately 1,092 sq. ft. setback area (within 20’ of the property 
line) 

Central Way 

 Building IV – 10.9’ to 13.9’ setback (6.1’ to 9.1’ reduction) 

 Building V – 10.9’ to 13.9’ setback (6.1’ to 9.1’ reduction) 

 Building V – contains 507 sq. ft. of 2nd story mezzanine space within 
the required 20’ setback 

 Average 43’ setback along frontage 

 Approximately 6,346 sq. ft. setback area (includes plaza – does not 
include sidewalk) 

The applicant’s response to the minor setback variation criteria above can be 
found in Attachment 6. 

b. Background Information 

In August 2004, the DRB approved Alexan Kirkland (now known as The 
Boulevard), a mixed-use project at 375 Kirkland Avenue located 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 
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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 the building itself 
as well as the public amenities proposed by the applicant adequately 
addressed the design departure criteria”. 

c. Staff Analysis 

4th Avenue 

Staff is uncertain if reducing the 20’ setback along 4th Avenue down to 5’ is 
minor.  However, there are several factors that make a request to reduce the 
required 20’ setback reasonable.  As a result, many of the design guidelines 
regarding pedestrian-friendly building frontages do not apply.   

 4th Avenue is not a designated pedestrian-oriented street.  The 
Planning Director issued an interpretation that ground floor retail is 
not required (see Attachment 8) 

 4th Avenue is not a required a major pedestrian sidewalk 

 The area of 4th Avenue that abuts the subject property is part of a 
cul-de-sac 100’ in diameter so the right-of-way is much wider than 
the norm 

 The office building to the west has a 10’ setback 

 The proposed building areas within the required setback are parts of 
two separate buildings separated by a driveway 

A point of concern is that the building to the west has a 10’ setback and 
would not be consistent with the proposed setback variation.  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. 

Central Way 

The 20’ upper story setback is being measured from the public easement as 
required by Public Works (see also Section VI.G below).  The City is treating 
the public easement line as a property line for purposes of measuring 
setbacks as if the property had been dedicated for right-of-way.  As a result 
there would be no net effect in terms of where the setback is being 
measured.  However, since sidewalk area will be within a public easement, 
the applicant would be allowed to place a below grade parking structure 
beneath the easement.   

The sidewalk width is approximately 14.5’ with 10’ of the sidewalk located 
beneath an arcade.  Approximately 4.5’ is located on the outside of the 
arcade near the street and is proposed to contain a landscape strip.  Since 
the City requirement is for only a 10’ sidewalk, the DRB should consider 
whether the extra width contributes to the overall building façade design and 
the relationship to the minor setback variation request. 

Also, the setback minor variation request by the applicant follows The 
Boulevard project in that encroachment of the upper stories would result in 
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visual architectural interest, add upper story activity, and provide significant 
plaza space at the ground level.  Elsewhere in the CBD, the CBD 1A/1B zone 
contains zoning provisions that allow for encroachment into an upper story 
setback for a one-for-one tradeoff in ground-floor open space (which the 
current proposal would exceed).  Generally speaking, the DRB has found this 
design approach acceptable. 

As with the 4th Avenue minor variation request, 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 applicant pushed the 
buildings back and recaptured the main courtyard space with building area.  
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 4, 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 9) as well as other applicable KZC sections.  The following 
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.  Residential suites are also allowed in CBD 7 as another type of 
residential use.  Residential suites are defined as: 

KZC Section 5.10.778 - A structure containing single room living 
units with a minimum floor area of 120 square feet and maximum 
floor area of 350 square feet offered on a monthly basis or longer 
where residents share bathroom and/or kitchen facilities.  
“Residential Suites” does not include dwelling units, assisted living 
facility, bed and breakfast house, convalescent center, nursing 
home, facility housing individuals who are incarcerated as the 
result of a conviction or other court order, or secure community 
transition facility.  For purposes of zones where minimum density 
or affordable housing is required, each living unit shall equate to 
one dwelling unit. 

Staff Comment:  The applicant is proposing ground floor retail along Central Way 
with residential uses behind.  The upper stories will consist of only residential 
uses.  The residential component of the project will consist of a mix of market 
rate apartment units and residential suites.  The majority of the parking for the 
project is proposed in a below-grade parking structure.  The proposal is 
consistent with the permitted uses for CBD 7. 

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.   
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  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.  

Residential suites must provide either 0.5 or 1 parking stalls per living unit 
(depending on how parking is managed per code) and 1 stall per on-site 
employee.   

 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 
landscape buffer is required along the north property line planted pursuant to 
standards found in KZC Section 95.42.   

Staff Comment:  KZC Section 95.40.2 gives the City the authority to require the 
retention of existing trees and vegetation in order for a project to comply with 
City landscape requirements.  Since the existing trees along the north property 
line coincide with the required 15’ wide landscape buffer, as many of the existing 
trees should be retained depending on the Tree Retention Plan review. 

The applicant submitted a Tree Retention Plan (see Attachment 10) and 
landscape plan (see Attachment 2).  The Tree Retention Plan was reviewed by 
the City’s arborist (see Attachment 11).  Based on the City arborist’s 
recommendations, the Tree Retention Plan should be confirmed for accuracy by 
the applicant and re-evaluated.  The City arborist made notes as to the correct 
location of existing trees.  In general however, the City arborist agrees with the 
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applicant’s arborist in that all of the trees along the north property line, east of 
the cul-de-sac, should remain.  The trees should survive the construction process 
if protected correctly.  As the existing Douglas Fir trees mature and thin-out at 
the lower branches, the City arborist also recommends the landscape plan be 
updated with tree species and shrubs to enhance the tree understory and 
supplement the buffer. 

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

KZC Section 110.52.1 requires states that if the required sidewalk improvements 
cannot be accommodated within the existing right-of-way, the difference may be 
made up with a public easement over private property; provided, that a 
minimum of five (5) feet from the curb shall be retained as public right-of-way 
and may not be in an easement. 

Staff Comment:  The applicant should continue to work with Public Works 
regarding the sidewalk design, easement location in regards to the 10’ wide 
sidewalk location, and confirm compliance with KZC Section 110.52.1.  

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. 

A SEPA application has not been submitted by the applicant.  SEPA review is required to 
occur 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 comments from the 
general public were received.  The applicant submitted a cover letter regarding the 
project on April 5, 2013 (see Attachment 12). 

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. Applicant Proposal 
3. Aerial 
4. Development Standards 
5. KZC Section 105.19.2.b 
6. Minor Variation Requests 
7. Boulevard Minor Variation Information 
8. Interpretation 13-1 
9. CBD 7 Use Zone Chart 
10. Applicant Tree Retention Plan 
11. City Arborist Review 
12. Applicant Cover Letter received April 5, 2013 

15



16



G
IS

 M
A

P
P

IN
G

 P
O

R
T

A
L

 ~
 C

it
y

 o
f 

K
ir

k
la

n
d

, 
W

a
s

h
in

g
to

n
 ~

 D
e

p
a

rt
m

e
n

t 
o

f 
In

fo
rm

a
ti

o
n

T
e

c
h

n
o

lo
g

y

4,
19

9

P
ro

du
ce

d 
by

 th
e 

C
ity

 o
f K

irk
la

nd
. ©

 2
01

1 
C

ity
 o

f K
irk

la
nd

, W
as

hi
ng

to
n,

 a
ll 

rig
ht

s 
re

se
rv

ed
.

0.
1

L
e

g
e

n
d

1:

M
ile

s
0.

13
0

0.
07

N
o

te
s

V
ic

in
ity

 M
ap

43
6 

C
en

tra
l W

ay
N

o 
w

ar
ra

nt
ie

s 
of

 a
ny

 s
or

t, 
in

cl
ud

in
g 

bu
t n

ot
 li

m
ite

d 
to

 a
cc

ur
ac

y,
 fi

tn
es

s 
or

m
er

ch
an

ta
bi

lit
y,

 a
cc

om
pa

ny
 th

is
 p

ro
du

ct
.

TH
IS

 M
A

P
 IS

 N
O

T 
TO

 B
E

 U
S

E
D

 F
O

R
 N

A
V

IG
A

TI
O

N
N

A
D

_1
98

3_
S

ta
te

P
la

ne
_W

as
hi

ng
to

n_
N

or
th

_F
IP

S
_4

60
1_

Fe
et

S
tre

et
s

P
ar

ce
ls

P
ar

ks
S

ch
oo

ls
z_

Im
ag

e0
9

R
ed

:  
  B

an
d_

1
G

re
en

: B
an

d_
2

B
lu

e:
   

B
an

d_
3

ATTACHMENT 1 

DRV12-01340 

VICINITY MAP

17

jregala
Polygon

jregala
Callout
450 Central Way



18



d e s i g n

p l a n n i n g

a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 1APRIL 05, 2013

DESIGN OBJECTIVES

Establish Kirkland’s first Affordable Live| Work 
Art Community

Create a “Civic Amenity” with functional 
but spirited design, quality materials and 
craftsmanship; partner with Park Place to 
establish a “Gateway” to downtown Kirkland

Continue our committment to strategic, 
sustainable, affordable LEED Platinum + 
development
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 2APRIL 05, 2013

PROPOSAL SUMMARY This proposal is Kirkland’s first affordable Live|Work arts community that fulfills a need for work-force 
housing in the downtown core.  The mission is to bring the housing needs of a diverse group of people, 
into an environment that promotes walkable commuting or work-where-you-live opportunities and 
celebrating the vitality an arts-focused program will establish.  The team has a passion for sustainability 
and is committed to bringing a LEED Platinum + community to Kirkland’s built environment.  

The proposal’s design objective is to create a vibrant retail presence along Central Way that offers 
a pedestrian priority activated by commercial and community functions and a quieter residential 
presence where the housing occurs.   The proposal intends to achieve opportunities for local retail and 
multi-purpose outdoor plazas to support an active, dynamic urban environment

The proposal is located at the site of the existing Crab Cracker restaurant.   Early discussions with 
transportation and engineering have identified a preference for sole site access from 4th Street to the 
north, but may allow for commercial parking access from Central Way to reduce the traffic volume 
on the quiet neighborhood street.   Conversations with the neighbors have supported the latter 
approach. 

Parking will be predominately below grade, and proposed access as aforementioned from Central 
Way and 4th.   

The retail proposes entries connected to a central courtyard or directly from Central Way determined 
by the function and needs of the future tenant.  The courtyard could serve outside dining or café 
tables.  A multipurpose, rotating-art gallery, approximately 500 sf, will be offered for local artists to 
showcase their work. 

The housing proposes a range of unit sizes and configurations.   Residential suites, “mini-suites” will be 
collected around central cooking and common work and/or leisure areas.   Market rate apartments 
will consist of studios, one and two bedroom, and perhaps three bedroom units.
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 3APRIL 05, 2013

SITE ANALYSIS
VICINITY & ENVIRONMENT
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 4APRIL 05, 2013

SITE ANALYSIS
AERIAL | SITE PHOTOGRAPHY

1
111

12

12

10

1000

9

9

8

88

7

77

11 1111 6

6

44

3

33

2

22

5

555

22



d e s i g n

p l a n n i n g

a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 5APRIL 05, 2013

SITE ANALYSIS
SITE SURVEY

15’ LANDSCAPE BUFFER

20’ SETBACK AT 2ND STORY
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 6APRIL 05, 2013

20’ AVERAGE SETBACK FROM STREET AT 2ND STORY
PER KZC 50.47.060

MAXIMUM ZONING ENVELOPE

49’ ABOVE A.B.E.  HEIGHT LIMIT WITH MIN. 4:12 PITCHED MANSARD ROOF 
PER KZC 50.62.3.b

.120 Stacked or 
Attached Dwelling 
Units
See Special 
Regulation 1.

See Spec. Reg. 
2.

1. This use may be located on the street level floor of a building only if there is a retail 
space extending a minimum of 30 feet of the building depth between this use and 
the abutting right-of-way. The Planning Director may approve a reduction to the 
depth requirement for the retail space if the applicant demonstrates that the pro-
posed configuration of the retail use provides an adequate dimension for a viable 
retail tenant and provides equivalent or superior visual interest and potential foot 
traffic as would compliance with the required dimension.

2. This use 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 each development. In 
addition, guest parking shall be provided at a rate of 0.1 stalls per bedroom or stu-
dio unit with a minimum of two guest parking stalls provided per development.

U S E  Z O N E  C H A R TSection 50.47  Zone
CBD-7

.060 Any Retail 
Establishment, 
other than those 
listed, limited, or 
prohibited in this 
zone, selling 
goods or providing 
services, including 
banking and 
related financial 
services

D.R., 
Chapter 
142 KZC.

None    20' 0' 0' 80%
See 
Spec. 
Reg. 
5.

41' above 
average 
building
elevation.

D
See
Spec. 
Reg. 4.

E 1 per each 350 
sq. ft. of gross 
floor area.

1. Access for drive-through facilities must be approved by the Public Works Depart-
ment.

2. Ancillary assembly and manufacture of goods on premises may be permitted only 
if:
a. The assembled or manufactured goods are directly related to and dependent 

upon this use, and are available for purchase and removal from the premises.
b. The outward appearance and impacts of this use with ancillary assembly or 

manufacturing activities must be no different from other retail uses.
3. The sale, service and/or rental of motor vehicles, sailboats, motor boats, and rec-

reational trailers is not permitted. Motorcycle sales, service, or rental is permitted 
if conducted indoors.

4. Landscape Category B is required if the subject property is adjacent to Planned 
Area 7B.

5. The required front yard for this use shall be zero feet for one story at street level. 
No parking may encroach into the required 20-foot front yard. If this use provides 
a zero-foot front yard, the lot coverage for the entire property shall be 100 percent.

See Spec. Reg. 5.
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 7APRIL 05, 2013

SITE ANALYSIS
ENVELOPE SUN STUDY
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 8APRIL 05, 2013

SITE ANALYSIS
SITE PLAN

142.37 Design Departure and Minor Variations 

ncroachment to upper level setback per 
KZC 50.47.060 SR #5 

Under separate memo. 

Zoning CBD-07

Site Area 48,475

Overlay NONE

Allowable Height 49' WITH PITCHED ROOF

FAR N/A

Building Area
Parking Retail Multifamily Res-Suites

Level P2 17,300             
Level P1 39,500             
Level 1 11,500             9,414            4,963            
Level 2 6,817            13,856          
Level 3 8,693            14,052          
Level 4 17,049          9,142            
Level 5 13,995          8,849            
Roof
Total GSF* 68,300             9,414           46,554         50,862         175,130        

UNITS 255 62 228

Studio 11
1-Bed 37
2-Bed 12
3-Bed 2

Parking Required
Multiplier

Multifamily
Studio 1 11
1-Bed 1 37
2-Bed 2 24
3-Bed 3 6

Subtotal 78

Guest multiplier: 0.1 8 Dev. Ratio

Subtotal 86 62 1.38

Mini Suites 0.5:1 114

Commercial GSF/350 27

Parking Required 227
Parking provided 257

*GSF is measured to the OUTSIDE face of the exterior wall or centerline of party walls for separate, adjacent uses
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a r c h i t e c t u r e KIRKLAND  LIVE | WORK ART COMMUNITY
450 CENTRAL WAY 9APRIL 05, 2013

c e n t r a l  a v e

CONCEPT DEVELOPMENT
lANDSCAPE SCHEME
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