
 

CITY OF KIRKLAND 
Planning and Building Department 
123 Fifth Avenue, Kirkland, WA 98033   
425.587-3600 -  www.kirklandwa.gov 

MEMORANDUM 

To: Design Review Board 

From: Tony Leavitt, Associate Planner 

Date: October 25, 2017 

File No.: DRV17-00643 
 
Subject: CONTINENTAL DIVIDE MIXED USE 
 CONCEPTUAL DESIGN CONFERENCE 

 

I. MEETING GOALS 

At the November 6, 2017 Design Review Board (DRB) meeting, the DRB should review 
the conceptual design for the Continental Divide Mixed Use Project.  At the meeting, the 
DRB should determine: 

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

B. Determine which guidelines apply to the proposed development. 

C. Determine what other application materials are needed for the Design Response 
Conference. 

II. BACKGROUND INFORMATION 

The subject property is located at 8505 132nd Avenue NE (see Attachment 1). The 
applicant is proposing to construct a mixed use project containing approximately 7,500 
square feet of office space, 133 residential apartment units and associated parking on the 
2.26 acre site located in the Rose Hill Neighborhood. The applicant has provided a plan 
set which includes site/ neighborhood information and three different massing options 
(see Attachment 2). The applicant’s preferred option is shown as Option C. 

III. SITE 

The subject property, consisting of 8 existing parcels, is zoned RH (Rose Hill Business 
District) 8 and currently contains multiple single family residences and associated 
accessory structures. All existing structures will be demolished as part of the proposal. 

The majority of the site is relatively flat with the only significant grade in the southeast 
corner of the site. 

The property has street frontage along NE 85th Street, 132nd Avenue NE and 131st Avenue 
NE. 

The following list summarizes the zoning designation, uses, and allowed heights of 
properties adjacent to the subject property: 

North: RSX 7.2. Single family residence. Maximum height is 30 Feet. 

East: Multifamily development located in Redmond 
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West and South: RH8. Single-family and commercial uses to the west. Office use to 
the south. Maximum height of 35 feet. 

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

IV. KEY ZONING REGULATIONS 

Zoning regulations for uses in RH 8 are found in the use-zone chart (see Attachment 3). 
The following regulations are important to point out as they form the basis of any new 
development on the site. 

A. Permitted Uses: Retail, office, and residential (stacked dwelling units) are 
allowed in this zone. Residential may not be located on the ground floor of a 
structure. 

Staff Comment: Staff will need to review the project for compliance with the RH8 
Use Requirements and Restrictions during the Design Response phase. Staff has 
concluded that a zoning permit (Planned Unit Development) approval to allow 
ground floor residential on the site will be needed. This application will be reviewed 
after the Design Review Board process is completed. 

B. Height:  

a. Maximum building height is 35 feet above average building elevation, 
except maximum building height is 30 feet within 30 feet of an RSX zone. 

b. The ground floor of all structures on the subject property shall be a 
minimum of 15 feet in height. 

Staff Comment: The applicant will need submit height calculations with the Design 
Response Conference application. Staff will review the project for compliance with 
the City’s height regulations during the Design Response phase 

C. Setbacks: 

a. 10 feet from NE 85th Street front property line, 20 feet from 132nd Avenue 
and 131st Avenue front property lines, rear of 15 feet. 

b. DRB can approve required yard (setback) minor variations per KZC Section 
142.37. 

Staff Comment: Staff will need to review the project for compliance with the RH8 
Setback Requirements during the Design Response phase. The applicant’s 
preferred option would require a minor variation to the required yard along NE 
85TH Street. 

D. Affordable Housing Requirements: The project is required to provide at least 10 
percent of the units as affordable housing units as defined in KZC Chapter 5. 

Staff Comment: Staff has not yet evaluated the proposed project for compliance 
with the City’s Affordable Housing Regulations. The review will occur as part of the 
building permit. 

V. ROSE HILL BUSINESS DISTRICT DESIGN GUIDELINES 

The project will be reviewed for consistency with the Design Guidelines for the Rose Hill 
Business District. The following is a list of key design issues and/or design techniques that 
should be addressed with this project. 

• Building Location and Orientation including Street Corner Treatment 

 Pedestrian Friendly Building Facades 
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 Public Improvements (Sidewalks and Street Trees) 

 Pedestrian Connections, Lighting, Amenities and Plazas 

 Blank Wall Treatment 

 Residential Open Space 

 Parking Lots, Parking Garages and Vehicular Circulation 

 Architectural Style and Scale 

 Human Scale 

 Building Details and Materials 

 Signs 

 Visual Quality of Landscapes 

VI. CONTEXT 

The context or setting in which the proposed development will be located is important in 
determining the appropriate design regulations that would apply. The following are several 
questions that are geared towards identifying the physical environment around and on 
the subject property. These questions will help supplement the discussion on the key 
design guidelines appropriate for the proposed project. 

A. How does the site relate to its surroundings? 

The applicant and Design Review Board should discuss the physical and built 
environment on and around the subject property. Topics include height of 
neighboring structures and uses, topography, and landscaping. 

B. What are the Opportunities and Constraints of the Site and Vicinity given 
the following topics? 

• Streetscape 

• Urban Form 

• Activities and Uses in the area 

• Pedestrian Patterns and Environment 

• Character of Adjacent Buildings 

• Landscaping/Open Space 

VII. DISCUSSION ISSUES 

The role of the DRB at the Conceptual Design Conference is to help determine how the 
design guidelines found in the Rose Hill Business District Design Guidelines apply to the 
proposed development.  The following sections and questions below are representative of 
the City’s design guidelines.  These questions are to be used as a tool to help identify how 
design guidelines would apply to the proposed project. 

A. Scale 

1. What are the key vantages of the project? 

2. Identify appropriate mitigation techniques for building massing of the 
proposed buildings. Possible techniques include building location and 
orientation, vertical and horizontal modulation, and a variety of roof forms. 
The applicant has provided building layout and massing designs including 
a preferred option for the DRB’s review and comment (see Attachment 2). 
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B. Pedestrian Access 

1. How does the proposed massing and location of structures relate or 
respond to the pedestrian environment? 

2. What are the key pedestrian connections? 

3. How would the project engage pedestrians? 

C. Open Space and Landscaping 

1. What are opportunities for landscaping and/or open space on the subject 
property? 

2. Does the DRB have any preliminary feedback on the potential minor 
variations to the required yards along NE 85th Street? 

VIII. ITEMS REQUIRED FOR DESIGN RESPONSE CONFERENCE 

The Design Review Board shall determine what models, drawings, perspectives, 3-D 
CAD/Sketchup model, or other application materials the applicant will need to submit with 
the design review application. 

IX. ATTACHMENTS 
1. Vicinity Map 
2. Applicant’s Proposal and Plans 
3. RH8 Use Zone Chart 
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CONFERENCE

October 3, 2017
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ARCHITECT

Encore Architects 
1402 3rd Avenue, Suite 1000
Seattle, WA 98101

Contact: Andrew Hoyer, AIA
andyh@encorearchitects.com
206.790.2076

DEVELOPER

Merit Homes
Josh Lysen and Greg Griffis
425.605.0597

Contact: Robert Gregg
206.972.4371

Featured projects shown designed or 
developed by members of the project team

^Active outdoor spaces^Use of modulation and patterns to add visual interest

^Use of color, materials and textures

^Active building entries, use of overhangs, canopies

^Integration of upper and lower massing forms^Fenestration patterns

^Reduce larger massing into smaller forms

PROJECT TEAM & OUR PREVIOUS WORK |
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SECTION 1 
PROJECT VISION

PROJECT INFORMATION

 - Site Area    Approx. 98,429 sf
 - Residential Units   Approx  133
 - Office Space   Approx.   7,500 sf
 - Parking Stalls   Approx. 200

PROJECT OBJECTIVES

The Continental Divide is a mixed-use development that will 
serve as a gateway to the Rose Hill District.

This project is designed to serve the developing Rose Hill 
District by creating a mixed-use community of high quality 
design. The project will be responsive to the unique needs of 
its residents and will enhance the neighborhood with excellent 
walkability and an enriched streetscape design.  

The project site area is approximately 98,429 SF. The proposed 
building is comprised of 3 wood frame levels over 1 level of 
parking.  

The vehicle entrance for the office buildings and visitors will 
be located from 131st Ave NE with the commercial buildings 
located facing NE 85th St providing a pedestrian facade.
The commercial structures will provide a buffer from the 
commercial street while creating an entry courtyard for the 
residential building.

The residential complex will be located to the north of the 
site with a 30’ wide landscaped buffer providing a transition 
between the multifamily development and the single-family 
neighborhood. Vehicle access will be provided from both 131st 
and 132nd Avenues NE while the pedestrian entrance will be 
accessed from the landscaped courtyard.

Through its scale, modulation and material selection, the 
proposed building will reflect characteristics of the area’s 
recent & historical development, offering a vibrant, enduring 
asset to the community.

^Example of enhanced pedestrian street with landscape buffers and activated spaces

^Example of mixed-use project

^Example of buffers separating private and public spaces
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DEVELOPMENT OBJECTIVES |
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Walk Score:  54

Transit Score:  35

Source:  www.walkscore.com
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 | SITE ACCESS DIAGRAM 
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CONTEXT BUILDING USE STUDY |
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PROJECT SITE

132ND AVE NE
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CONTEXT STUDY - BIRD’S EYE VIEW |
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| LOCAL SITING PATTERN STUDY & PARCEL OVERLAY

REDMOND, WAKIRKLAND, WA
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PROJECT SITE
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AERIAL KEY PLAN |
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^A. 13131 NE 85TH ST (OFFICE BUILDING) ^B. 13111 NE 85TH ST (DAYCARE CENTER)

^C. 13027 NE 85TH ST (RETAIL STORE) ^D. 13021 NE 85TH ST (SINGLE FAMILY - C/I USE)

| CONTEXT PHOTOS
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CONTEXT PHOTOS |

^E. 13020 NE 85TH ST (SINGLE FAMILY - C/I USE)
^F. 8519 131ST AVE NE (SINGLE FAMILY)

^G. 8527 131ST AVE NE (SINGLE FAMILY) ^H. 8535 131ST AVE NE (SINGLE FAMILY)
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^I. 8534 131ST AVE NE (SINGLE FAMILY) ^J. 8531 132ND AVE NE (SINGLE FAMILY)

^K. VIEW LOOKING NORTH/EAST (PROJECT SITE TO WEST)

| SITE PHOTOS
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^L. CONTEXT MONTAGE - LOOKING WEST TOWARDS PROJECT SITE (FROM 132ND AVE NE)

^M. CONTEXT MONTAGE - LOOKING NORTH TOWARDS PROJECT SITE (FROM NE 85TH ST)

SITE MONTAGE |

PROJECT SITENE 85TH ST

132ND AVE NE

NE 85TH ST

131ST AVE NE
132ND AVE NE
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^N. CONTEXT MONTAGE - LOOKING EAST TOWARDS PROJECT SITE (FROM 131ST AVE NE)

| SITE MONTAGE

131ST AVE NE

ABUTTER NE 85TH ST
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ZONING SUMMARY |

CODE:   CITY OF KIRKLAND ZONING CODE

ZONE:   RH 8

OVERLAY:  ROSE HILL BUSINESS DISTRICT

DESIGN: ‘EAST END’

LOT AREA:  99,401.44 SQ FT
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ZONING OVERVIEW
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| ZONING SUMMARY

25



|   MERIT HOMES   |   CDC DRAFT PACKET  |   09.15.201720

SITE SURVEY |
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SECTION 3 
MASSING 
OPTIONS

OPTION A - “H” OPTION B - “E” OPTION C - “ENTRY COURT”
PREFERRED DESIGN

DESIGN GOALS:

Pedestian oriented facade along NE 85th Street.

Gateway feature at corner of NE 85th Avve and 132nd St

Residential entry from central courtyard

Landscape buffer to single family zone

Parking screened from street
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OPTION A - “H” | 

PROPOSAL

An ‘H’ shaped residential building provides a greater setback 
from the smaller scale residential structures to the north.

Requires driveway entry from NE 85th Street, which is not 
desired.

^VIEW A - LOOKING NORTH - WEST

PROS
-Greater facade modulation at north property line.

CONS
- Driveway from NE 85th St.
- Central Courtyard away from main entry’
- Main courtyard faces north
- Lack of screening for parking
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^VIEW B - LOOKING EAST

^VIEW D - LOOKING WEST
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