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Conditions of Approval 1

Lake Street Place

Details for the water feature to be located at the south entrance of the culinary court. The applicant should work 
with the Cultural Council in incorporating art into the design of the water feature. 

13

Details for the “green screen” located at the east and south facades facing the Portsmith Condominiums. 12

A low profile planter shall be constructed in the northwest corner enclave to contain plants and seating. 11

Benches, vegetation, and other improvements where located next to on-street parking areas shall be removed.10

Bollards shown on the site plan shall be removed where Lake Street South sidewalk meets the alley. 9

Building lighting is not allowed at upper stories except where required by the Building Code. Where lighting is 
required, light fixtures shall be directed inwards into the subject property. 

8

No internally illuminated signs are allowed where facing residential uses. 7

No signs shall be located above 2nd story.6

At Façade E, window size and proportions at the 3rd and 4th story shall be revised so that the apparent 
heaviness and massing is reduced in keeping with the structural elements at the 1st and 2nd stories. 

5

At Façade D, windows at the ground floor shall be redesigned to better reflect a balance between the design 
guidelines for larger street front windows and the need for meeting pedestrian scale guidelines encouraging 
varied window treatment.

4

Cornice Returns at Façade B and D shall be resolved and shall not terminate at the glass railings.3

At Façade C (the gasket), the 2nd story shall be pushed back so that it is at the same plane as the 3rd and 4th 
story on this façade. 

2

The 3rd and 4th story of Façade B (Hector’s Façade) shall be set back an additional 2 feet. Also at the 3rd and
4th story on this façade, the sunshades shall be removed, a darker color is required, and the 2nd story cornice 
shall be raised to help further obscure the view of the upper stories from across the street at ground level.

1
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Conditions of Approval 2

CONDITION 1.  The 3rd and 4th story of Façade B (Hector’s
Façade) shall be set back an additional 2 feet. Also at the 3rd and
4th story on this façade, the sunshades shall be removed, a darker 
color is required, and the 2nd story cornice shall be raised to help 
further obscure the view of the upper stories from across the street 
at ground level.

•The 3rd and 4th floors have been set back an additional 2 feet. 
•The sunshades have been removed. 
•A darker color (green not tan) has been used. 
•The 2nd floor cornice has been raised up to guardrail 
height (3’ – 6”)
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Conditions of Approval 3
DRB 3/12/08 Meeting
ADDENDUM page 6

Before

Façade B
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Conditions of Approval 4
After

Façade B pushed back 2’
Material Color revised

Cornice raised

City Council Hearing
Exhibit  1
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Conditions of Approval 5
DRB 3/12/08 Meeting
page 19

Before
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Conditions of Approval 6

After
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Conditions of Approval 7
DRB 3/12/08 Meeting
page 20

Before
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Conditions of Approval 8

CONDITION 2.  At Façade C (the gasket), the 2nd story shall be pushed 
back so that it is at the same plane as the 3rd and 4th story on this façade. 

The 2nd level of Façade C has been pushed back to align with the 3rd and 
4th floors at the “gasket”

CONDITION 3. Cornice Returns at Façade B and D shall be resolved and 
shall not terminate at the glass railings 

The cornice returns now terminate at solid walls at Façade C – the 
“Gasket”
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Conditions of Approval 9
DRB 3/12/08 Meeting Before
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Conditions of Approval 10

AfterArtists Rendering
Of Changes
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Conditions of Approval 11

CONDITION 4. At Façade D, windows at the ground floor shall be 
redesigned to better reflect a balance between the design guidelines for 
larger street front windows and the need for meeting pedestrian scale 
guidelines encouraging varied window treatment.

•Façade D windows will vary in the final designs by virtue of individual 
tenant improvements. The intention is to have as a base design, teak wood 
framed windows and doors for tenant storefronts as the baseline for 
design. The spandrel panels have been changed to add another material 
(tile of stone or ceramic)

•Additional studies indicate the intention to work with the Kirkland Cultural 
Council to develop art along the retail storefronts that include display 
systems and lighting that is integrated with the storefronts
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Conditions of Approval 12

AfterCity Council Hearing
Exhibit  9c
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Conditions of Approval 13
City Council Hearing
Exhibit  10b
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Conditions of Approval 14
City Council Hearing
Exhibit  9a
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Conditions of Approval 15

CONDITION 5. At Façade E, window size and proportions at the 3rd and 
4th story shall be revised so that the apparent heaviness and massing is 
reduced in keeping with the structural elements at the 1st and 2nd stories. 

•Façade ‘E’ 3rd and 4th floor windows have been resized and now align 
with structural elements below.
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Conditions of Approval 16
DRB 3/12/08 Meeting
ADDENDUM page 6

Façade ‘E’
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Conditions of Approval 17
City Council Hearing
Exhibit  4

Façade ‘E’
Revised bays
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Conditions of Approval 18

CONDITION 6. No signs shall be located above 2nd story. 
•No signs will be located above 2nd story. NOTE: It is our intent to apply 
for building related signage under separate permit as required by City of 
Kirkland Zoning Code. Individual permits will be required for tenant 
signage.

CONDITION 7. No internally illuminated signs are allowed where facing 
residential uses. 
No internally illuminated signs will be placed where facing the residential 
uses to the north across the alley (Bank of America site), to the east 
(Merrill Gardens 201 & Portsmith), or to the south (Portsmith). It is our 
understanding that the limited residential across Lake Street South to the 
west was not included in this item of concern.

CONDITION 8. Building lighting is not allowed at upper stories except 
where required by the Building Code. Where lighting is required, light 
fixtures shall be directed inwards into the subject property. 
•Lighting will not be placed on the building above the 2nd story unless 
required by the Building Code. Where lighting is required by the Building 
Code above the 2nd story, lighting fixtures will not be visible at ground 
level, light will be directed into the subject property, and building facades 
will be lit to the minimum necessary to meet Building Code requirements.
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Conditions of Approval 19
DRB 3/12/08 Meeting
ADDENDUM page 16
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Conditions of Approval 20
DRB 3/12/08 Meeting
ADDENDUM page 17
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Conditions of Approval 21
DRB 3/12/08 Meeting
ADDENDUM page 18
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Conditions of Approval 22
DRB 3/12/08 Meeting
ADDENDUM page 19
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Conditions of Approval 23
DRB 3/12/08 Meeting
ADDENDUM page 20
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Conditions of Approval 24
DRB 3/12/08 Meeting
ADDENDUM page 21
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Conditions of Approval 25

CONDITION 9. Bollards shown on the site plan shall be removed where 
Lake Street South sidewalk meets the alley. 

•The bollards have been removed from the sidewalk at the alley entry off 
Lake Street South.

CONDITION 10. Benches, vegetation, and other improvements where 
located next to on-street parking areas shall be removed. 

•Benches, vegetation, and other improvements have been moved to 
create a clear dimension of 18” minimum adjacent to the curb to allow for 
pedestrian access to and from automobiles at the curb.

CONDITION 11. A low profile planter shall be constructed in the northwest 
corner enclave to contain plants and seating. 

•A planter has been designed into the corner enclave at the northwest 
corner (in front of the corner retail at Façade A.
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Conditions of Approval 26
City Council Hearing
Exhibit  10a

Conditions
#9, #10, & #11
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Conditions of Approval 27
City Council Hearing
Exhibit  10a

Condition #9
Delete Bollards
at Alley
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Conditions of Approval 28
City Council Hearing
Exhibit  10a

Condition #10
Improvements 
Moved to allow 
Access to 
Parked Cars
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Conditions of Approval 29
City Council Hearing
Exhibit  10a

Condition #11
Low Profile
Planter Added
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Conditions of Approval 30

CONDITION 12. Details for the “green screen” located at the east and 
south facades facing the Portsmith Condominiums. 

•The “green screen” was designed in response to meetings with the 
Portsmith residents group and rendered for the March 12, 2008 DRB 
meeting. Details will be submitted with the Building Permit Re-Submittal.
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Conditions of Approval 31DRB 2/12/08 Meeting

Green Screen

South & East Elevations
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Conditions of Approval 32

Green Wall with Planting on Roof 
Cascading Down Wall

DRB 2/12/08 Meeting
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Conditions of Approval 33

CONDITION 13. Details for the water feature to be located at the south 
entrance of the culinary court. The applicant should work with the Cultural 
Council in incorporating art into the design of the water feature. 

•The applicant has conducted an initial meeting with the Kirkland Cultural 
Council to determine opportunities for engaging local artists in the art 
projects including the design of the water feature. Details will be submitted 
with the Building Permit Re-Submittal.
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Conditions of Approval 34
South Entry to Culinary Court

Water Feature

City Council Hearing
Exhibit  9a
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