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• ARCHITECT: 

CHARLES WALLACE, SR. PROJECT MANAGER

CARON ARCHITECTURE

CHARLESWALLACE@CARONARCHITECTURE.COM

2505 3RD AVE SUITE 300C, SEATTLE WA 98121

206.367.1382

REF PROJECT #2015.083

• OWNER: 

DARGEY DEVELOPMENT

500 108TH AVE NE SUITE 2020, BELLEVUE WA 98033

SITE LOCATION

Legal  Address:  1006 Lake Street  S,  and 21 10th Avenue S

Kirk land WA 98033

• Parcel :  9354900220; 9354900240; 0825059233

• Zoning:  Neighborhood Distr ict  (“BN”) -  2009 Kirk land 
Comprehensive Plan -  F igure MB-2: Moss Bay Area Land Use 
Map

• Lot Size:  54,509 SF

• Lot Coverage:  66%

PROJECT HISTORY

March 9,  2015 -  Conceptual  Design Conference 

Fi le No. DRV14-020147

ALLOWABLE HEIGHT

Commercia l  f loor  to cei l ing:  16’

Maximum structure:  30’  above average bui ld ing e levat ions for  BN 
zone (KZC 40.10) + 3’

PROPOSED DEVELOPMENT SIZE

The project  wi l l  be providing 58 condo uni ts  above street  level 
wi th v iews over looking a centra l  courtyard and Seat t le  sky l ine 
across Lake Washington.  The centra l  courtyard is  set  back f rom 
Lake Street  prov id ing a physical  break up of  bui ld ing mass,  and 
i t  s imultaneously creates an inv i t ing place that  separates the 
two reta i l  spaces and becomes an informal  gather ing place for 
pedestr ians.  

• Bui ld ing Height :  33’  /  three levels

• Total  NSF: 138,434 SF

• Total  GSF: 120,365 SF

• Resident ia l  Uni ts :  58

• Commercia l  Reta i l  SF:  7,000 SF

• Parking :  123 Required,  129 Provided

LAKE S
TREET S

.10TH AVENUE S.
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G O A L  1

Provide a larger public plaza with easy and visible 
access to improve pedestrian experience.

G O A L  2

Provide a parking entry hidden from view and 
Lake Street S. The new parking entry is located 

off 10th Avenue S.

G O A L  3

Provide retail per new BN zoning, with 16’ floor 
to ceiling and average depth of 30’. The Retail 

storefront will be framed by a continuous canopy 
at10 feet above sidewalk to provide amicable 

atmosphere for pedestrians.

1. RETAIL USES:

• Approx. 7,000 SF of Commercial Retail space, with Services and Parking 
access on street level

2. RESIDENTIAL USES:

• 58 residential units, (a mix of 1 Bedroom, 2 Bedroom,  and 3 Bedrooms units)
• Residential Lobby on street level
• Indoor amenity space on street level
• 

3. DEVELOPMENT GOALS

• 33’ above average grade (33’ permitted), 58 residential units, 129 parking 
stalls (at-grade and above grade)

• Parking will be utilized by residents, retailers and guests

4. CONSTRUCTION TYPE

• Concrete podium (Type I) for parking/commercial wood frame construction 
(Type V) for residential

VISION

This project is a new, visionary concept of modern living that will support the development of the Lake Washington waterfront in the City of Kirkland. The project serves 
as a community catalyst by creating an integrated pedestrian plaza with inviting design features along Lake Washington Boulevard. Lake Street will build a serene and vibrant 
environment for residents, neighbors and retailers alike. It is this connection to the community, that we seek to express, by using timeless, simple and modern material and colors to 
allow this project to blend-in and enhance the existing surrounding. 

DEVELOPMENT OBJECTIVES

The vision of the 1008 Lake Street project is to create community-centered, neighborhood retail with generous pedestrian plaza, while providing high-end quality housing.  
Located about half a mile south of downtown Kirkland, the project site consists of approximately 54,509 SF (1.21 acres). The project is bounded by Lake Street South to the West, 
and 10th Avenue South to the North; the site slopes up eastward from Lake Street (away from Lake Washington) up to 14 feet along the South boundary and 22 feet along the North 
boundary at the rear of the property. The terrain lends the project a unique opportunity to blend with the natural contour of the land and to minimize visual impacts to the existing 
neighboring residential developments.

The Preferred Option is a three-story building above grade that will consist of a mixed use development with approximately 7,000 SF of retail use on the ground fl oor, and 58 
residential units on the 2nd and 3rd fl oors. It will have adequate parking for both retail clients, residents, as well as their guests. The development would be contained in a single 
building with a total area of 138,434 gross SF. The retail spaces will be located at both (the north and the south) front corners of the building, with a central plaza dividing the two. 
The parking will be accessed from 10th Ave S, in accordance with City of Kirkland Public Works’ criteria. This central open plaza concept will be easily accessible for all visitors, and 
it may also provide outdoor functions for the retail tenants.

The Preferred Option will be set back approximately 24’ from Lake Street’s curb and 11’-18’ from west bound property line to create a spacious street frontage for pedestrians. 
The Preferred Option will extend into the Shoreline Buffer as it is permitted by concurrent and approved Shoreline Permit. This design option supports the open feel on Lake Street. 
The ground plane was conceived with a desire for openness and transparency allowing a generous public view through the site. The modulation of the building creates a structure 
that will be physically and visually less massive in appearance.  When the project is completed, the 1008 Lake Street development will become an attractive and welcoming place 
that will enhance the desired pedestrian-friendly retail nature that the Kirkland waterfront district calls for, and thus can be embraced by its neighbors and citizens as a positive 
addition.

CONTEXT
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CONTEXT

SITE DESCRIPTION AND OPPORTUNITIES

This site is located about half a mile south of downtown Kirkland. With Lake 
Washington to the west, this is an opportunity to integrate a mixed-use environment 
into the neighborhood, creating a pedestrian destination for Kirkland’s beachfront 
community.

The site is currently vacant. The south bound easement has matured landscaping 
installed by adjacent property owners, providing access to their on-grade parking 
lots. The immediate neighboring properties are RM (Multifamily Residential) and WD 
(Waterfront District).

Lake Street South is a ‘principal arterial’ that becomes Lake Washington 
Boulevard at the site’s southwest corner. It connects downtown Kirkland to Evergreen 
Point Bridge (520), providing Moss Bay community and adjacent communities 
immediate vehicular access and at the same time it has views of the Seattle skyline 
across Lake Washington. 

10th Ave South is a neighborhood street; it connects State St. South to Lake 
Street South/waterfront. 

This mixed-use development will support the growth of the City of Kirkland and 
will serve as a buffer and transitional node for the quieter community east of Lake 
Washington from the busy Lake Street South. The new retail development along with 
the vibrant and generous plazas on Lake Street will improve and support the existing 
pedestrian experience along Lake Washington. 
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CONTEXT

ZONING ANALYSIS

TOTAL SITE AREA: 54,509 SF
ZONE:   Business Neighborhood (“BN”)
ZONE AREA:  54,509 SF
PERMITTED USE: Retail & Residential Uses

MAX. ALLOWABLE
HEIGHT LIMIT:  30’-0” above ABE (“average base 
   elevation”).  Additional 3’ permitted 
   for 3-story building.
SETBACKS:  0’-0” Front; 10’-0’ Side & Rear

LOT COVERAGE: 66%
LANDSCAPE:  Category B
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PERMITTED USE: Retail/Office/ MF Residential
   Req. Substantial Development Permit
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HEIGHT:  35’-0” above A.B.E.

LOT COVERAGE: 80% max.
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THE ‘U’ SHAPE CONCEPT

This option is the DRB’s preferred option that was presented at the Conceptual 
Design Conference on March 9, 2015. The concept takes advantage of the site 
slope by nesting the building into the hillside. Additionally, this option respects the 
existing Shoreline Permit prescription while providing a larger at-grade plaza. The 
overall footprint is within the general range of the design parameters reviewed in the 
Environmental Impact Statement (EIS). The site density is maximized with a minimal 
footprint and the project scope is reduced with 3 stories above grade.

DRB PRIORITIES

A. SCALE:

 1  Study Modulation of all elevations of building.

 2  Reduce the feeling of bulk with meaningful modulation.

 3  Reduce 19’ commercial fl oor to refl ect pedestrian scale of area.

 4  Explore rooftop modulation.

B. ACCESS:

 1  Support access off of 10th Avenue South.

C. BUFFER AND LANDSCAPING:

 1  Support central courtyard and U shaped building.

 2  Study shading at courtyard and appearance of back wall.

 3  Provide information on landscape buffer to the east and tree retention.

D. REQUIRED ITEMS:

 1  Sketch Up model with adjoining development dropped in. Model should 
have ability to turn the tree layer off and navigate around property to show 
pedestrian level view.

 2  A pedestrian eye view from Lake Street South.

 3  Elevations for all facades.

 4  Full Survey.

 5  ABE Calculation.

DES IGN  CONCEPT  SUMMARY

OVERALL VIEW ALONG LAKE STREET

BIRD’S EYE VIEW ALONG LA KE STREET
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DES IGN  CONCEPT  SUMMARY

DESIGN PROS:

• One bui ld ing story less than other 
design opt ions.

• Opt ion a l lows for  largest  mid-block 
plaza.

• Larger v iew access across the s i te.

• Smal ler  bui ld ing footpr int  and 
massing.

• P laza is  f la t ,  not  s loped toward 

reta i l .

DESIGN CONS:

• Asymmetr ical  reta i l  spaces.

BIRD’S EYE VIEW OF COURTYARD

BIRD’S EYE VIEW FROM NW CORNER

BIRD’S EYE VIEW FROM NE CORNER
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A. SCALE

DES IGN  CONCEPT:  MODULAT ION  STUDY

DRB DIRECTION A1

Study Modulat ion of  al l  e levat ions of 

building.

DRB DIRECTION A2

Reduce the feel ing of  bulk wi th 

meaning ful  modulat ion.

DRB DIRECTION A3

Reduce 19 ’  commercial  f loor  to 

ref lect  pedestr ian scale of  area.

DRB DIRECTION A4

Explore roof top modulat ion.
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DES IGN  CONCEPT:  MODULAT ION  STUDY

WEST ELEVATION

SOUTH ELEVATION

DRB RESPONSE A1

Building façade maximum leng th is 
reduced from 125’- 0” per zoning 
code al lowance. The average façade 
leng th is  60 ’- 0”,  wi th one except ion 
at  102 ’- 0”.

DRB RESPONSE A2

Building bulk is  reduced by 
applicat ion of  ‘punches’  to recess 
the building façade 5’  to 8 ’  back 
on al l  facades to increase v isual 
interest  and reduce the ‘so l id feel ’ 
of  massive walls .

DRB RESPONSE A3

Commercial  f loor to cei l ing height 
is  reduced to 16’- 0”,  in addi t ion a 
cont inuous canopy wil l  be instal led 
at  10 ’- 0” above sidewalk to create 
an amicable pedestr ian atmosphere. 

DRB RESPONSE A4

Roof top modulat ion is  applied wi th 
façade modulat ion at  inter vals 

where the parapet is  s tepped down. 
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DES IGN  CONCEPT:  ADJACENCY

ILLUSTRATION OF ADJACENCY
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DES IGN  CONCEPT:  VEH ICULAR  ACCESS

ACCESS DIAGRAM

SITE ACCESS

RETAIL ENTRY

PARKING ENTRY

PEDESTRIAN ENTRY

TRASH ACCESS

RESIDENTIAL ENTRY

PEDESTRIAN PATH

N

DRB DIRECTION B1

Suppor t  vehicular  access of f  of  10 th 

Avenue South.

 
DRB RESPONSE B1

Vehicular  access is  located at 
100 ’- 0” f rom 10 th Ave S and Lake 
Street  curb as prescr ibed by Public 
Works. 

LAKE
WASHINGTON
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LA
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DES IGN  CONCEPT:  LANDSCAPE

PROPOSED LANDSCAPE PLAN

DRB DIRECTION C1

Suppor t  central  cour t yard and 

U-shaped building.

DRB DIRECTION C2

Study shading at  cour t yard and 

appearance of  back wall.

DRB DIRECTION C3

Provide informat ion on landscape 
buf fer  to the east  and tree 

retent ion.

DRB RESPONSE C1

Centra l  courtyard design 
development included a two- level 
water  feature and the blank wal l 
facing Lake Street  wi l l  be a green 

wal l  wi th plant ings.

DRB RESPONSE C2

Landscape design and plant 
se lect ion wi l l  grow under bui ld ing 

shade.

DRB RESPONSE C3

Plant se lect ion at  buf fer  is 

prov ided.
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LANDSCAPING SCHEDULE

DES IGN  CONCEPT:  LANDSCAPE
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DES IGN  CONCEPT:   S I TE  PERSPECT IVES

DRB DIRECTION D1

Sketch Up model  wi th adjo ining 
development dropped in.  Model 
should have abil i t y  to turn the 
t ree layer of f  and navigate around 
proper t y to show pedestr ian level 

v iew.

DRB DIRECTION D2

A pedestr ian eye v iew from Lake 

Street  South.

DRB DIRECTION D3

Elevat ions for  al l  facades.

DRB DIRECTION D4

Full  Sur vey.

AERIAL VIEW OF COURTYARD

LAKE STREET S.

DRB DIRECTION D RESPONSE

Required I tems :

Prov ided as shown.
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COURTYARD PEDESTRIAN LEVEL VIEW (FACING SOUTHEAST)

DES IGN  CONCEPT:  S I TE  PERSPECT IVES

COURTYARD PEDESTRIAN LEVEL VIEW (FACING NORTHEAST)

LAKE STREET S.

LAKE STREET S.
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DES IGN  CONCEPT:  PERSPECT IVES

DRB DIRECTION D1

Sketch Up model  wi th adjo ining 
development dropped in.  Model 
should have abil i t y  to turn the 
t ree layer of f  and navigate around 
proper t y to show pedestr ian level 

v iew.

DRB DIRECTION D2

A pedestr ian eye v iew from Lake 

Street  South.

DRB DIRECTION D3

Elevat ions for  al l  facades.

DRB DIRECTION D4

Full  Sur vey.

LAKE STREET S.DRB DIRECTION D RESPONSE

Required I tems :

Prov ided as shown.

PEDESTRIAN LEVEL VIEW (FACING EAST) @ LAKE STREET
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PEDESTRIAN LEVEL VIEW (FACING SOUTH) @ LAKE STREET

DES IGN  CONCEPT:  PERSPECT IVES

PEDESTRIAN LEVEL VIEW (FACING NORTH) @ LAKE STREET
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DES IGN  CONCEPT:  PERSPECT IVES

DRB DIRECTION D1

Sketch Up model  wi th adjo ining 
development dropped in.  Model 
should have abil i t y  to turn the 
t ree layer of f  and navigate around 
proper t y to show pedestr ian level 

v iew.

DRB DIRECTION D2

A pedestr ian eye v iew from Lake 

Street  South.

DRB DIRECTION D3

Elevat ions for  al l  facades.

DRB DIRECTION D4

Full  Sur vey.

AERIAL VIEW (FROM SOUTHWEST)

NORTH PEDESTRIAN LEVEL VIEW (FACING WEST FROM ACROSS 10TH)

DRB DIRECTION D RESPONSE

Required I tems :

Prov ided as shown.
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SOUTH PEDESTRIAN LEVEL VIEW (FACING WEST)

DES IGN  CONCEPT:  PERSPECT IVES

SOUTH PEDESTRIAN LEVEL VIEW (FACING EAST)

NORTH PEDESTRIAN LEVEL VIEW (FACING WEST) NORTH PEDESTRIAN LEVEL VIEW (FACING EAST)



22

DRB PACKAGE #RV14-02047 |  1008 Lake Street  S.  Kirk land WA 98033  |   Design Response Conference, June 16th 2015

DES IGN  CONCEPT:  ELEVAT IONS

NORTH ELEVATION

WEST ELEVATION
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DES IGN  CONCEPT:  ELEVAT IONS

SOUTH ELEVATION

EAST ELEVATION
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DES IGN  CONCEPT  SURVEY

D4. FULL SITE SURVEY
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D4. TREE PLAN

DES IGN  CONCEPT:  SURVEY

J 

l 

TREE PROTECTION PLAN 

BE REMOVED ~ i 
-- - - - - ~o7oilr- - -t 

I 
I 
~ 

.'i 
I I I 

/ 
/ 

/ 

/ 
/ 

/ 
/ 

/ 

/ 
/ 

/ 

/ 

/ 
/ 

/ 

/ 
/ 

/ 
/ 

/ 

._N/ TREETO 

)t _____ , 
/ --

__ __ ___ :::::*-_ 

Tme ProiM!on l>rea, ~ntr1111ce Prdllblted 
To rtpOrt violollons contact 

Oty Code Onlorcen1ent 
AI (~2$) 587·3225 

comwuoos CHAWUNK 
FEtJCIIjG POST~>()< 10' O.C. 

WSTAU. AlLOCATION 
AS SHOI\111 0>1 PUllS 

IE .. 

1. loi!NIMII't SIX (6) I'OOT HIGH T9tPORARY CHAINUNK FENCE SKAU. BE PLACED AT THE ClUTlCAl ROOT ~E OR 
llfliiGN.\TED LIMIT OF Dl!mJRMNCE OF THE nu;E TO BE SAVED. fENCE SHALl. CXlMI'\EIU Y ENCIR.CLE TREE(S), 
INSTALl. FENCE POSTS USING PIER BLOCK ONLY. AVOID POST OR STAKES INTO MAJOR IIOOTS. MOIIIFICA110NSTO 
FENCING MATBU.IL AND ~110N MUST BE AI'PIIOYED BY PlANNING CFI'ICIAL 

2. TREATMENT Of ROOTS EXPOSED DURING CONSTRUCTION: ~ROOTS tMJI ONE (1) INCH DIAMETER DAMAGED 
DURING CXlNSTRIJCllON, MAKE A CLEAN STIWGf!TCJTTCREMCVE DAMAGED POR11CN OF ROOT. ALL EXPOSED 
ROOTS SHALL BE nMPOIWULY COIIERfD W!Tl1 DAMP BURLAP TC PREVENT DRYING AND COIIERfD WITH SOIL 
AS SOOt~ AS POSSIBLL 

1 NO STOCKPIUNG OF MATERIAlS, VEHIOJ!AR TRAPFIC, DR STORAGE OF EQUIPMENT DR MACHINERY SHALl. BE 
AU.OI'IED WITI1IN THE LIMIT Of THE FENCING. FENCING SHALl. NOT liE MO'JED OR REMOVED UNLESS APPRO\IED 
BY THE CITY PlANNING DFFI~ WORK WITHIN PRD'TCCT!DN FENCE SHALl. BE IXlNE MANlJAL.I.Y UNDER THE 
SUPERVISION Of THE OH-srTE ARBORIST AND WITH PRIOR APPitO\IAL BY THE CITY PlANNING OfFlaAL. 

4. FENCING SIGNAGE AS DETAD.Sl ABOVE MUST BE POSTED M~Y F!F11;EN (1~ R:ET AUONG "THE FENCE. 

TREE PROTEC110N FENCING DETAIL 
(for public and private trees) 

lREE PROTECTION PLAN 



26

DRB PACKAGE #RV14-02047 |  1008 Lake Street  S.  Kirk land WA 98033  |   Design Response Conference, June 16th 2015

DES IGN  CONCEPT:  ABE

D5. AVERAGE BUILDING ELEVATION CALCULATION DIAGRAM
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D5. AVERAGE BUILDING ELEVATION CALCULATION DIAGRAM

DES IGN  CONCEPT:  ABE
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DES IGN  DEVELOPMENT

LEVEL 1 (PARKING) FLOOR PLAN
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DES IGN  DEVELOPMENT
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DES IGN  DEVELOPMENT

LEVEL 2 FLOOR PLAN
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LEVEL 3 FLOOR PLAN

DES IGN  DEVELOPMENT
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DES IGN  DEVELOPMENT
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DES IGN  DEVELOPMENT

Envelope Sun and Shading Study
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Exterior Materials
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DES IGN  DEVELOPMENT

 SHROUD ELEMENT
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STONE BASE

Exterior Composition
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