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DESIGN REVIEW BOARD MEETING 5
1. Context

2. Program

3. DRB History

4. Draft Standards and Guidelines

5. Concept refinement

6. Central Way Retail Analysis

7. Pedestrian and Vehicular Circulation
10. View Corridor Analysis

-
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THE PROGRAM

The Kirkland Parkplace mixed use project includes 1.8 million square feet of building:

OFFICE: 1.2 mil sg ft

RETAIL: 300,000 sq ft

HOTEL :175 rooms

SPORTS CLUB/GYM: 70,000 sq ft
Parking will mostly be accommodated in an
Existing zoning allows for 80% lot coverage.

20-25% OF SITE IS OPEN SPACE

underground structure.

PROPOSED
—
OPEN SPACE 20-25%
DRIVE LANES 20%
MIX OF USE YES
MAX FLOORS 8
PLAZA SPACE YES
PLAZA SPACE
............ o
PARKING
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HOTEL
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MIX USE 550KSQFT

OFFICE SPACE 1,200K SQFT
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HOTEL + CONFERENCE ROOM 175K SQFT

SPORTS CLUB (GYM) 70K SQFT

QFC 50K SQFT

THEATER 20K SQFT

RESTAURANT & RETAIL 235K SQFT




DESIGN REVIEW BOARD HISTORY

previous design: 3 DRB mtgs

This previous development scheme was presented to the design review board in three meetings (May 15, 2007,
July 30, 2007 and Sept 17, 2007). The comments made The following comments has been compiled from notes
taken at previous design review board discussions on this project. These comments and cocerns were used as
a starting point for the new design team to formulate a a fresh approach to reshaping the design of the project.
Please refer to our December 3, 2007 DRB to see the entire explanantion of our responses to these concerns:

A. Scale and Massing

1.The project is too massive (not just the height, but the floor plates are also too big.

2.The D
Redmond Town Center, etc.)

3.Each building should have its own identity, so that it doesn’t look like a corporate campus. Include a variety of massing (there is too
much consistency of size and shape).

4.Find the correct scale along Central and 6th. The buildings should be setback to acknowledge the size of buildings surrounding the
development (find the appropriate scale to make the transition).

5.Be respectful of appropriate scale along the edges.

6.Have a walking scale along sidewalks and pedestrian areas.

7.Do view corridor analysis.

8.Show height to floor plate relationships for buildings.

B. Access and Circulation

1.The project should feature connections to surrounding area and not be an island.

2.Strengthen sidewalk fabric and connections through the site

3.The two driveways next to each other on Central Way (west half of Central) are too much and interrupt the pedestrian experience.
4.No clear access routes through the site.

5.There should be slow moving streets along retail frontage.

C. Open Space and Landscaping

1.Need a more “organic design”.

2.There should be a sequence of outdoor spaces and scale throughout the site.

3.There was concern about the urban form of the exterior spaces.

4.1f asking for extra height then the trade-off should be more open space for people in large pieces (not open space for cars and
trucks). This was a reference to areas that were used for both pedestrian and car circulation.

5.Not enough real landscape.

6.Remove Peter Kirk Park landscape plan from the drawings unless plan to fund it.

7.Show sun and shadow analysis for public area.
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DECEMBER 3 MTG: NEW DESIGN TEAM, NEW APPROACH
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Our preliminary design
development is largely informed

by the urban form, topography,
activity nodes and connections
presented by the surrounding area.
Collectively, these elements and
qualities have shaped an armature,
or spine, of public spaces, streets
and circulation patterns. Basing
future siting and design decisions
on this public realm framework

will respect and enhance the
surrounding context, place strong
emphasis on the street and support
active public space, avoiding the
potential to create a development
that turns inward. Once identified,
these networks will then begin to
inform the built environment that will
frame these spaces.

We have identified four different
schemes that would create distinct
pedestrian experiences, each
scheme is then tested against

our established seven guiding
principles as we work forward to
determine a preferred armature
scheme.

- l INTERSECTING PATHS
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DESIGN REVIEW BOARD HISTORY

January 7, 2008 Mtg: plan development

PUBLIC SPACES DISTRICTS 7 1 the front door the living room
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The following comments are questions and suggestions taken from the January, 7,
2008 meeting that we used to frame an outline that begins to define this project and

address the concerns in the form of Guidelines and Standards.

Comments from meeting:

Site Planning

- The public realm should be the key. The open space should be shaped

ETRAEETECAPE

[ T S e ——

= a8 et At whld 1Pl = B e et

2 ey fepeming. qereee el mrrsipriers b e i ek

AF ol sl st I P T P Mliain iy P ity
P

deliberately and determine building locations.

- Needs more building separation (at least a street width)

-Need a bigger gesture.

- Focus open space parallel to Central.

- Do spaces between buildings provide for usable open space?

- Plaza should be better connected to the park and City

-Is it possible to have a view to water through the project?

- Mixed feelings about the street next to the park. The street can provide a good
boundary, but needs careful design attention

- Living room area nice, but only enjoyed from the inside.

Massing

- How is height measured?

- Buildings should step down the site and relate to the topography (roofs should
not all be at the same level).

- Should there be a height floor plate ratio?

- Need variety in building floor plates and massing.

- The buildings should be distinct.

- The buildings should step back from corners (per e.g. - Seattle requirements).

-Is the 8 stories at 6th and Central and along 6th too hard an edge?

- Will there be a tunnel effect on 6th because of the large buildings and no
setbacks.

- What to do with the gateway? Should it be heroic vs. open.

- Needs more subtractions.

- Perhaps lower buildings at 6th and Central, higher buildings toward the center of
the site.

- Buildings should be oriented towards the park and the waterfront.

- Buildings should step back from the park

The following Design Guidelines and Standards are being developed using our own 8
Guiding Principles for the project and input we are hearing from the planning staff, the DRB
and the community. These Guidelines and Standards are proposed to be used in lieu of the
existing regulations for the Kirkland Parkplace property. To see an example of a completed
set of Guidelines and Standards, please refer to Appendix “A”.
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IDENTIFIED GUIDING PRINCIPLES sroinTs

1. Emotional Ownership by the Community
e Incorporate the project into the story of Kirkland

* Enable meaningful community exchanges

e Inspire unique, emerging experiences and discoveries

* Promote the coalescence of Community, Culture and Commerce

* Provide a ‘transforming experience’ vs.. a ‘ transaction experience’

2. Site Planning “Connections”
¢ Public spaces such as plazas

* Vehicular access and parking

» Strong emphasis on the street

e Supports active public spaces

e Clear and inviting public access

3. Places for People

¢ Best public spaces tend to be easily accessible

* Vary in size, offer choices for all ages

¢ Provide safety and comfort

¢ Integral part of the social life of downtown Kirkland

4. Enhance the Pedestrian Environment
» Walkability: network of pedestrian connections

¢ Visual interest for street

¢ Rich texture of materials
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5. Integrate Vehicular Access and Parking

 Parking is an integral component of downtown
* Minimize the visual presence of parked cars
* Pedestrian circulation and retail continuity

6. A Mix of Uses = A mix of Building Types

* Variety of building types, scales, and materials

* Three-dimensional quality to the public spaces

7. Appropriate Massing and Scale
* Address sun exposure and sensitivity to surrounding edges
 Scale, massing, and detail of individual buildings

* Human-scale, detailed street level building facades

8. Sustainability
* Macro-Scale/Site

e Building Specific

* Tenant Specific



ZONING AND DESIGN GUIDELINES

D R A F T

|. Basic Development Standards

A. Lot Coverage: 100%
FAR: 3.0 Bonus FAR up to: 5.0

Possible Bonus Features to Achieve Maximum:
Public Spaces
“Hillclimb Assists”
Contribution to Park Improvements
Public Art
Public Meeting Rooms
Public Rest rooms

B. Building Heights (Height Overlay Map)
North Tier: 120’ (?7)
Middle Tier: 100’ (?)
South Tier: 60 (?)

C. Setbacks: no minimum, with 20" avg (under development)
e Central Way — possible options:

1) Zero setback where there is pedestrian oriented retail and on street parking.
2) Zero setback from slip-street where there is pedestrian oriented retail.

3) 10-20 foot landscaped setback in areas where there is no pedestrian oriented retail.

e 6th Street — possible options:

1) 5-10 foot landscaped setback or pedestrian oriented space.
2) Zero setback where there is pedestrian oriented retail and on street parking.

e Park — Require setback if no street adjacent to the park.

e Adjoining sites — Should there be a setback requirement?

D. Parking Supply: To be determined in Traffic Study for EIS
Minimum Maximum

Office 2/1000sf 4/1000sf
Retail 3/1000sf 5/1000sf
Residential  1/du 2/du

Hotel 1/room 1.5/room

Note: 20% reduction for shared parking.

E. Prohibited Uses
Adult Entertainment
Casinos and Mini-casinos
Retail stores larger than 70,000sf
Drive-through service windows (unless within a garage)
Industrial, Fabrication, Warehousing
Outside storage or display of goods, vehicles, boats or equipment

winter 21°

equinox 44°

summer 66°

height overlay diagram

120° setback

15’ setback

1 15

L

"~ property line [

15" setback

15" setback

0’ setback corner

setback diagram
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D R A F T

[I. Street Standards

A. Frontage Improvements (existing streets)

Pedestrian-Oriented - sidewalk width, trees, and design

Service/Access Streets — sidewalk width, trees, and design

B. New Streets and Sidewalks

1. Kirk Lane along Peter Kirk Park
a. See Cross Section for dimensions

b. Lighting should be (lanes, sidewalks, median?, lighting)

Trees

2. Slip street along Central
Cross Section

3. Street connecting 5th Street
Cross Section (lanes, sidewalks, lighting, furnishings)

4. Street connecting 6th Street
Cross Section (lanes, sidewalks, lighting, furnishings)

5. Internal Street
Cross Section (lanes, sidewalks, lighting, furnishings)

6. Service Lanes
Cross Section

. AR
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T ——————
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1. Central Way at 6th Street

AP _ PP

61

2. Kirk Lane along Peter Kirk Park (looking north)

3. 5th Street Connection (looking north)

| Touchstone Corporation

4. 6th Street Connection (looking west)

72

5. Internal Street (looking east)

121

6. Service Lane

| Kirkland Parkplace



D R A F T

l1l.  Design Guidelines

A. Site Design

1. Public Space(s)
Public Spaces will be designed to create usable open space for
pedestrians.

a. solar exposure

b. seating

c. landscaping and art

2. General Landscaping
Landscaping will be integrated in with appropriate scale and complement
with the requirements of City of Kirkland Landscape standards.

3. Pedestrian Pathways
Pedestrian pathways along streets will accommodate a variety of zones to
add visual interest and activity to engage the users

a. amenity area: trees, furniture, lighting

b. clear path

c. storefront area: outdoor seating, signage, display

4. Wayfinding
Pedestrian wayfinding shall be integrated into the streetscape and public
space design.

weather protection (B5)

outdoor seating (A3)

B Building Design

The design of each building should be compatible with its neighbor, but with
its own unique character. Special attention should be given to the detail at the
pedestrian level.

1. Sidewalk Frontage (set-to)
Buildings will be set to the sidewalk or plaza edge.

2. Ground Level Pedestrian Orientation

Buildings should incorporate human-scaled details at the street level.
Storefronts should be allowed to be unique from the office identity of the
building.

3. Street Level Fagade Transparency
Along pedestrian oriented streets ground level facades will incorporate a
minimum transparency.

4. Prominent Entrances - retail and office uses?
Building entrances along pedestrian oriented streets should be visually
prominent and welcoming using architectural details, lighting, and signage.

5. Weather Protection
Awnings or canopies should incorporated along pedestrian pathways.

6. Treatment of Blank Walls

Walls with in public view shall have windows, reveals or other architectural
details. Uninterrupted facades shall be broken up by using architectural
details, vegetation or artwork.

clerestory (B4)

lighting (B4)

street level transparency (B3)

street furniture (A3)

street tree and grate (A3)

4-5" amenity area 5-6" clear path 4’ storefront area

pedestrian pathways

LMNARCHITECTS 801 SECONDAVE, SUITE501  SEATTLE, WASHINGTON 98104 |

special paving (B4)

Touchstone Corporation |

prominent entry

Kirkland Parkplace

overhang (B4)

recess (B4)

7. Screening of Rooftop Equipment
Any rooftop mechanical equipment shall be shielded from public
view.

8. Screening of Above-Grade Parking
Exposed parking structure should be screened with architectural
detailing, vegetation, or art.

C. Signage Design

1. Integration with Architecture

2. Pedestrian Orientation

3. Artful Expressions

4. Corporate Signs (parapets), esp for hotel(s)

D. Lighting Design
1. Intensity

2. Cut-off
3. Accent Lighting



D R A F T

IV. Public Spaces Design Areas 5
1.Gateway % 5

2. Breezeway B ;\"E
3. Plaza |
4. Retail along Central Way - : winter21°
5. Office Courts — N e

6. Park Terrace ;[ |:| . sumé
|
[

7. Park Promenade

1:2 ratio plaza width to building height

Public Space Design Areas
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PEDESTRIAN AND VEHICULAR CIRCULATION

PEDESTRIAN CIRCULATION
The pedestrian circulation of this plan links the surrounding area to the variety of uses offered on the site as well a variety open space districts.

There is hierarchy of street types that each giving careful consideration to the pedestrian experience while circulating vehicular and service traffic.
Pedestrian entry points are from the Park, 4th, 5th and 6th Streets as well as from an easement on the south edge of the site from Kirkland Way and
courtyard passageways from the adjacent properties. The central circulator street may have removable bollards at the east and western edges to

create a pedestrian only zone for festivals and community events.

from neighborhood-

" Pedestrian Movement
Vertical Public Circulation
Vertical Bldg. Circulation
Day Only Time Circulation

General Circulation

Major Pedestrian Sidewalks

Pedestrian Oriented Street

rom
new
transit
center.

VEHICULAR CIRCULATION
This plan introduces a hierarchy of street types that will circulate vehicular,
pedestrian and service groups in a logical network about the site. The street
network establishes a city grid to improve pedestrian and vehicular circulation
within the site, and create strong connections with the surrounding street
system. Entry points are from 4th, 5th and 6th Streets as well as from an
easement on the south edge of the site from Kirkland Way. Access to the
parking garage will be located in several places adjacent to these entries point
with the primary access from 6th Street. The central circulator street functions as
the site’s main street, supporting pedestrians and vehicles also could support
special events, with removable bollards to create a pedestrian only zone for
festivals and community events. A slip street at Central Way will improve the
pedestrian environment on this busy street and allow for the presence of street
level retail. Service and fire access is establishes along an landscaped alley/
service lane along the southern edge of the property, truck ramps from this alley

for QFC servicing are currently being explored.
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SITE PLAN DEVELOPMENT OPTIONS
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RETAIL ALONG CENTRAL WAY ANALYSIS

The City of Kirkland identifies Central Way as a pedestrian-oriented street, however
in its present condition along the Parkplace site does not offer an actived or even
safe pedestrian environment. Incorporating active retail uses set to the street

edge is a key ingrediant into transforming any city street into a pedestrian-friendly
environment. In order to have successful retail, as research and experience tells us,
the street must provide on-street parking. As we look at the possibilities of how to
activate and engage Central Way withthe Kirkland Parkplace project we have come
with a few options that we would like to discuss further:

1. No change: No parking, no retail.

2. Parallel parking along Central Way, taking away a drive lane.

3. Creating a mid block entrance between 4th and 5th Streets, adding parallel
parking by taking out some of the existing sycamore trees.

4. Creating a one-way slip street parallel to Central Way

4. One-way slip street

1. No change
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VIEW ANALYSIS
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VIEW ANALYSIS

@ VIEW CORRIDOR 3. 85TH AND KIRKLAND VIEW CORRIDOR 3. 85TH AND KIRKLAND
]

2 VIEW CORRIDOR 3. 85THAND KIRKLAND
[m]
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VIEW ANALYSIS

2 @ VIEW CORRIDOR 2. 85TH ST LOOKING WEST 2 VIEW CORRIDOR 2. 85TH ST LOOKING WEST
m] ]

2 2 VIEW CORRIDOR 2. 85TH ST LOOKING WEST
[m]

LMNARCHITECTS 801 SECOND AVE, SUITE 501 SEATTLE, WASHINGTON 98104 | Touchstone Corporation |  Kirkland Parkplace 20




VIEW ANALYSIS

VIEW CORRIDOR 1. CENTRAL & 6TH

VIEW CORRIDOR 1. CENTRAL & 6TH
3 ] ﬂ
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