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CITY OF KIRKLAND 
PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 
123 FIFTH AVENUE, KIRKLAND, WA  98033 
425.587.3225  -  www.kirklandwa.gov  

 
MEMORANDUM 

 
DATE: MARCH 10, 2015 
 
TO: HOUGHTON COMMUNITY COUNCIL 
 
FROM: JANICE COOGAN, SENIOR PLANNER 
 ERIC SHIELDS, AICP PLANNING DIRECTOR 
 
SUBJECT: SOUTH KIRKLAND PARK AND RIDE BRIEFING 
 
 
At your last meeting, the Council had some questions about the approval process and design 
for the Transit Oriented Development (TOD) project at the South Kirkland Park and Ride 
(SKPR) property. The TOD project includes an expansion of the King County Metro Park and 
Ride with a new parking garage, one building of affordable housing known as Velocity 
developed by Imagine Housing, and a mixed use market rate housing with ground floor 
commercial building known as Kirkland Crossing developed by Polygon Northwest. Below is 
staff’s response to your list of questions. Staff will be available to answer additional questions 
you may have: 
 

1. We would like to see a copy of the design guidelines established for the 
project.  
 
The TOD project at the South Kirkland Park and Ride (SKPR) is located within the YBD 1 
zone and Design District YBD 1. Design Guidelines for the Yarrow Bay Business District 
1 are adopted by reference in Chapter 3 of the Municipal Code and available on the 
Planning Department’s online resources webpage.   For your convenience staff has 
provided a copy of the Design Guidelines in Attachment 1.  
 
The Design Review Board evaluated the Transit Oriented Development project for 
compliance with these guidelines and Zoning Code regulations for the YBD 1 zone. 
Attachment 2 is a summary of the DRB’s final decision issued in April 2012. The 
approved project plans at the design review phase are shown in Attachment 3. 

  

http://www.kirklandwa.gov/
http://www.kirklandwa.gov/depart/planning/Online_Resources.htm
http://www.codepublishing.com/wa/kirkland/?html/KirklandZNT.html


Page 3 
 

 
2. What is the final design for the gateway feature approved by the Design 

Review Board?  
 
The Design Guidelines set forth guidelines of 
how the gateway should be designed with 
landscaping and architectural features. The 
gateway feature approved by the Board includes 
a circular plaza located at the corner of 108th 
Avenue NE and NE 38th Pl planted with trees, 
landscaping, lighting, outdoor seating and stairs 
that connect to the surrounding sidewalks and 
transit center. Retail uses will be able to spill out 
into the plaza area. The architect responded to 
the Board’s request that the southeast corner of 
the building be designed with greater 
architectural detail because of its prominent view 
as you enter the City from 108th Ave NE. 
 
Included in Attachment 3 are the final 
architectural and landscape plans approved by 
the Board on April 9, 2012. For convenience, to 
the right is a colored version of the gateway 
plaza area from the design review plans and a 
black and white version from the building permit 
plans.  The gateway plaza is located within the 
City limits of Bellevue.  
 

3. How were the setbacks established from the intersection corner and how 
does the building façade meet the stepping requirements (upper story) in the 
design guidelines?  

 
YBD 1 Zoning Code Section 56.10, establishes a number of Special Regulations that 
must be met for a mixed use residential project including maximum linear building 
frontage, open space, ground floor transparency, maximum building height, upper story 
setback requirements.  
 

 Special Regulation #10 establishes the requirement for upper story setbacks within 40 
feet of the property line.  The setback must average 15 feet for all floors above the 
second story along NE 38th Pl and within the gateway area 5 feet above the second 
story and 10 feet at the fourth story as described below. :  

 
“Special Regulation #10: The upper story setback for all floors above the second 
story within 40 feet of the property line abutting NE 38th Place shall average 15 
feet. For the purpose of this regulation, the term “setback” shall refer to the 
horizontal distance between the property line and any exterior wall abutting the 
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street prior to any potential right-of-way dedication. The required upper story 
setbacks for all floors above the second story shall be calculated as Total Upper 
Story Setback Area, as shown on Plate 35. Any portion of a structure located 
within the gateway area, defined as the area located within a 50-foot radius from 
the point where the property line along NE 38th Place intersects with the 
Kirkland/Bellevue city boundary, shall provide, a minimum, upper story setbacks 
of five feet above the second story and 10 feet at the fourth story. The final 
building facade design shall be based on the applicable design guidelines and 
determined through the Design Review process.”  

 
Plate 35 describes how these upper story setbacks are calculated using a formula 
of measuring the linear feet of the front property line (not the face of the 
building) and required average setback of stories above the second floor.  

 
In the calculation, the 30 foot wide mid-block pedestrian connection, common 
area open space of the mixed use Kirkland Crossing building and driveway to the 
underground garage were excluded from the calculation (which is allowed per 
Plate 35).  
 
The developer was required to dedicate a portion of the property for the 10’ wide 
sidewalk along NE 38th PL which would have required the parking garage and 
building to be setback a greater distance (approximately 5’). The Planning 
Director authorized a public easement over the area of dedication and therefore 
allowed the setbacks to be measured from the existing property line rather than 
the back of the new 10’ sidewalk.  

 
 Special Regulation #11 states that the building height shall not exceed 55’ above 

average building elevation within the 50’ radius. The 50’ radius is defined below. 
Building height of a structure located within the gateway area is defined as “the 
area located within a 50-foot radius from the point where the property line along 
NE 38th Place intersects with the Kirkland/Bellevue city boundary, shall not 
exceed 55 feet above average building elevation”. Sheet CS1.00 shows the 
gateway area based on this definition (see below).  
 
Within the gateway area the maximum height of the structure is 156 feet above 
average building elevation. Outside the gateway area is 166 feet above average 
building elevation. 

 
Attachment 4, is sheet CS1.00 from the building permit plans which shows how the 
project complies with all of the YBD 1 regulations in Section 56.10 including many of 
the Special Regulations including the upper story setback calculation.  For example in 
the upper right corner of the sheet, item 10.b drawings show how the building meets 
the 10’ setback at the 4th story and building height within the gateway area.  
 
 



Page 5 
 

 
 
 

4. Could you identify which meetings the Council discussed the design concepts 
for the TOD?  

 
Below is a summary of past Houghton Community Council meeting agendas when the 
group received presentations on the TOD project or discussed Zoning Code 
amendments or Design Guidelines related to the YBD 1 zone:  
  

 Early on the process in preparation for the HCC discussed with staff conceptual site 
plan and design issues    

 On February 10, 2011 and February 22, 2011, at a joint meeting with Planning 
Commission/Houghton Community Council, the groups discussed draft Zoning Code 
Amendments and Design Guidelines for the subject property (YBD 1).  

 In 2011, public open houses and public hearings were held on proposed the code 
amendments and design guidelines for the subject property. Several HCC members 
attended these public meetings. 

 On January 9, 2012, the Design Review Board (DRB) held a conceptual design 
conference on the preliminary design of the project. 

 On January 23, 2012, the Houghton Community Council received a presentation 
from the applicant on the conceptual design plans for the project.  

 On February, 13, 2012 and March 9, 2012 Design Response Conferences were held 
with the DRB. 

 On April 9, 2012, the final Design Review Decision was made by the DRB. 
 HCC member John Kappler attended several of the DRB meetings. 

 
5. Could you provide some collateral material presented to the HCC during 

these meetings?  
 

Past Houghton Community Council packets are available on the City’s website. 
Past Design Review Board packets are available on the City’s website here.   

  
6. Please ask a member of the design review board to attend a council meeting 

to discuss their review process. 
 

Staff will see if one of the members of the DRB who was involved with review of the 
project can attend your March 23 meeting. 

 
Attachments: 

1. YBD 1 Design Guidelines 
2. Final DRB decision on project 
3. Final approved plans included with DRC decision 
4. Building Permit BMUP12-01421, sheet CS1.00 

 

http://www.kirklandwa.gov/depart/planning/Boards_and_Commissions/HCC.htm
http://www.kirklandwa.gov/depart/planning/Boards_and_Commissions/DRB_Meeting_Information.htm


The City of Kirkland

Adopted by the City Council pursuant to
Kirkland Municipal Code Section 3.30.040.

Joan McBride,
Mayor

Eric Shields
Director, 
Planning & Community 
Development
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Design Guidelines: Yarrow Bay Business District 1

Introduction
This document sets forth a series of  Design Guidelines, 
adopted by Section 3.30 of  the Kirkland Municipal Code 
that will be used by the City in the design review process for 
development in the Yarrow Bay Business District located 
in the Lakeview Neighborhood.  The Yarrow Bay Business 
District includes the YBD 1, YBD 2, YBD 3 and PR 8.5 
zones. Other documents that should be referred to during 
design review are the YBD (Chapter 56) and PR (Chapter 
25) Use Zone Charts found in the Kirkland Zoning Code.

**Note: Design Guidelines unique to YBD 
1 will be inserted throughout this document. 

Purpose of the Design Guidelines
The Design Review Board will use these guidelines to 
evaluate development proposals during the design review 
process. The Design Guidelines are intended to establish 
a greater sense of  quality, unity, and conformance with 
Kirkland’s physical assets and civic identity.  These guidelines 
are not intended to slow or restrict development, but rather 
to add consistency and predictability to the permit review 
process.  

Urban Design Goals and Objectives
The key design objectives promoted in the Lakeview 
Neighborhood Plan for the Yarrow Bay Business District 
include:

•  Promote quality architectural and site design.
•  Encourage architectural vertical and horizontal 

modulation along all street frontages and perimeter 
of  district.

•  Preserve public scenic views and natural features 
that contribute to Lakeview’s visual identity.

•  Provide interconnected street and pedestrian 
improvements throughout the district that tie 
the district together, contribute to a sense of  
identity and enhance visual quality. Included in 
this concept are pedestrian linkages on site, to 
adjacent properties, and to transit facilities Provide 
directional signs that indicate path locations.

•  Enhance streetscapes distinctive to the 
neighborhood along Lake Washington Blvd., 
Northup Way and NE 38th Pl with wide sidewalks, 
street trees, decorative pedestrian lighting, benches, 
or other street furniture.

•  Incorporate gateway features to the neighborhood 
to strengthen neighborhood identity at the 
locations identi� ed in the Lakeview Neighborhood 
Plan. 

•  Especially along retail uses and streets promote 
using pedestrian oriented design techniques such 
as, generous ground � oor window treatments, 
awnings, superior building materials, open space 
plazas, and pedestrian amenities. 

•  Locate development away from streams and 
wetlands. Enhance stream corridors for both 
habitat and as a natural amenity.

Vision for the Yarrow Bay Business District
The Lakeview Neighborhood Plan vision for the Yarrow 
Bay Business District is to transform the large suburban 
style of� ce park development into a more integrated, mixed 
use residential and commercial district. Several strategies will 
help achieve this vision such as allowing a broader range 
of  uses, and improving pedestrian connections between 
properties, businesses, the Transit Oriented Development at 
the South Kirkland Park and Ride facility and the Eastside 
Rail Corridor. Incorporating public plazas, green spaces 
and pedestrian amenities into new development will help 
create an inviting environment for employees, residents 
and visitors. New design standards and design review for 
development will ensure quality architecture, site design and 
identity for the district. 

Attachment 1
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The Lakeview Neighborhood Plan envisions improvements 
to NE 38th Pl, Lake Washington Blvd. NE and Northup 
Way to upgrade the streets with wider sidewalks, street 
trees and decorative pedestrian lighting, directional signs, 
benches and varying pavement textures.  On-street parking 
is encouraged along NE 38th Pl to support pedestrian-
oriented uses or retail frontage.  

Vision for YBD 1
The YBD 1 zone contains the South Kirkland Park and 
Ride property, planned for transit-oriented development 
(TOD).  In light of  the district’s role in fostering a vibrant 
and desirable community that includes mixed use and 
promotes the use of  transit, design guidelines are established 
to create a supportive built environment. 

The guidelines implement the vision for the area described 
in the Lakeview Neighborhood Plan.  They emphasize 
coordinated development of  the site through high quality 
building design and pedestrian amenities and connections 
within and beyond the site.  The importance of  building 
orientation and connections to NE 38th Place, and the 
creation of  a welcoming and attractive gateway at the 
entrance to the district at NE 38th Place and 108th Avenue 
NE are also highlighted in the guidelines.

Vision for YBD 2 and 3
Larger sites within the Yarrow Bay Business District provide 
opportunities for coordinated development.  Within 
YBD 2 and YBD3, for example, mixed-use developments 
combining retail, office and residential uses with an 
attractive face along the major traf� c corridors or provide 
interior vehicular and pedestrian pathways and open space as 
focal points for pedestrians. Focal points may include plazas 
surrounded by shops, of� ces, services or wide sidewalk areas 
along an interior access street. 

Buildings should front along NE 38th Pl. and orient toward 
Lake Washington Blvd.  Storefronts may be clustered 
around major entry points to the development to provide 
a welcoming entry. Use of  a variety of  materials and colors 
and modulated walls and roo� ines is encouraged to reduce 
architectural scale.  

Residential buildings should feature prominent building 
entries and individual balconies.  Orienting residential 
buildings around a courtyards, plazas, or natural features 
also is encouraged.

The following design guidelines for the Yarrow Bay Business 
District (YBD) are intended to help guide the future 
development toward the vision described in the Lakeview 
Neighborhood Plan and in this document.     

Design Guidelines for YBD 1

1. High Quality Building and Design
a. Building materials should exhibit permanence.

b. Building materials and color should be selected to 
integrate with each other and complement architectural 
design.

c. Ornament and applied art should be integrated 
with the structures and the site environment and not 
haphazardly applied.

d. Emphasis should be placed on highlighting building 
features such as doors, windows, and eaves, and on the 
use of  materials such as wood siding and ornamental 
masonry. Ornament may take the form of  traditional or 
contemporary elements

e. Original artwork or hand-crafted details should be 
considered in special areas.

2. Building Scale and Massing
a. Large window areas should be avoided.  Instead 
smaller window units should be used to achieve human 
scale. 

b. Facing the street, buildings above the 2nd story should 
use upper story step backs to create receding building 
forms as building height increases to maintain human 
scale. A rigid stair step or “wedding cake” approach to 
upper story step backs is not appropriate.  Prescribed 
upper story step backs in the gateway area at the 
intersection of  NE 38th Place and 108th Avenue NE are 
appropriate to prevent the building from overpowering 
the gateway design.  

Figure 2 illustrates the future urban design concept for the Yarrow Bay Business District

The following design guidelines for the Yarrow Bay Business 
District (YBD) are intended to help guide the future 
development toward the vision described in the Lakeview 
Neighborhood Plan and in this document. 

Attachment 1
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c. Decks and/or balconies should be designed so that 
they do not signi� cantly increase the apparent mass of  
the building.

d.  The location of  the subject property makes any new 
multi-story building highly visible from the surrounding 
streets and properties.  Building design should be based 
on viewpoints or vantages to be identi� ed through 
the Design Review process.  The � nal arrangement of  
building mass should therefore address the key vantage 
points and respond to the context of  existing and/or 
planned improvements, gateway features, and location 
of  plazas and open space.

e.  All building facades should be designed carefully, i.e. 
there should be no “backside” of  a building.

f.  Building facades should be well modulated to avoid 
blank walls and provide architectural interest.

g.  Landscaping should be used to provide visual interest 
and help soften building form at appropriate locations, 
including upper level terraces.

h. To help moderate the vertical scale of  buildings, 
buildings should incorporate design techniques which 
clearly de� ne the building’s top, middle, and bottom.

Examples include using a sloped roof  and strong eave 
lines to help de� ne the top; using windows, balconies, 
and material changes to de� ne a building’s middle; and 
pedestrian-oriented storefronts, awnings, and use of  
‘earth’ materials such as concrete and stone to help de� ne 
the building’s bottom.

i. Roof  forms should be varied and attractive.  Where 
appropriate, roof  forms should also help reinforce 
the modulation or articulation interval of  the building 
façade.  

j. Roof  forms should be designed to screen rooftop 
mechanical units. 

k. A predominantly � at roof  design is discouraged.  
For portions of  the building where a � at roof  design 
is used, architectural details such as eaves, cornices, or 
other articulation elements should be used to provide 
interest at the ground level.

l. Vertical building modulation should be used to add 
variety by avoiding monotonous design.  A technique 
that may be used is to make large buildings appear to be 
an aggregation of  smaller buildings.  Different colors 
and/or materials may be used to help differentiate 
between façade planes.

m. Horizontal building modulation should be used to 
reduce the perceived mass of  a building and to provide 
continuity at the ground level of  large building complexes. 
Building design should incorporate strong pedestrian-
oriented elements at the ground level and distinctive 
roof  treatments.  Different colors and/or materials 
maybe used to help differentiate between façade planes.

3.Pedestrian Features and Amenities
a. Pedestrian walkways should be placed throughout the 
site to allow for ef� cient access between the residential, 
commercial, transit center uses, and adjacent streets.  
The walkways should be situated to minimize walking 
distance from the public sidewalk and transit facilities 
to building entrances.

b.  Pedestrian and bicycle pathways and/or connections 
should be well-de� ned and safe. 

c. Pedestrian connections should be provided to adjacent 
properties to allow for ef� cient access to the transit 
facilities and commercial uses.

d. Landscaping should be used to help define and 
provide visual interest along pedestrian walkways.

e. Convenient and safe pedestrian areas should be 
designed in centralized locations to accommodate transit 
users.

f. Lighting should be provided to walkways and sidewalks 
through building mounted light and canopy or awning 
mounted lights.

g. Low level lighting in the form of  bollards or similar 
style of  lighting should be encouraged along pedestrian 
pathways not adjacent to buildings.

h. Through-block pathways should be designed so that 
it is clear that access by the general public is allowed.  

The following guidelines also apply:

i. Because the subject property is steep along NE 
38th Place, stairways may be used in the design of  
the through-block pathway where connecting to the 
street.  If  located along NE 38th Place, the stairway 
should function as a focal entry/exit point and 
contain design elements that make it a welcoming, 
safe, and attractive entry. 

ii. If  located within a parking lot, the following 
guidelines should be incorporated into the design of  
the through-block pathway: 
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a) Increased landscaped island size adjoining the 
pathway.  This helps to narrow the driveway width where 
appropriate to help slow parking lot traf� c.

b) Raised landscape beds.

c) Raised pathway with pavement material, texture, and 
color different from traf� c lanes.

d) Selection of  tree species that provide the broadest 
canopy possible to produce a dense landscaped 
environment.  

iii If  the through-block pathway is located between 
buildings, appropriate plants and trees should be 
selected based on solar access and the location of  
proposed improvements.

4. Streetscape
a. Street trees species should be selected and spaced to 
allow for visual continuity along NE 38th Place, buffer 
pedestrians from the street, and provide visibility of  
ground � oor retail uses.

b.  Buildings should be oriented towards the street when 
located along NE 38th Place.

c. Design elements such as multiple storefronts, 
pedestrian-oriented signs, exterior light � xtures, glazing, 
landscaping, and awnings should be utilized to add 
human scale and interest at the street level.

d. Ground � oor spaces along NE 38th Place should be 
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.

e. Varied window treatments should be encouraged. 
Architectural detailing at window jambs, sills, and heads 
should be emphasized. Use of  ribbon windows should 
be avoided.

f. A street wall is a wall or portion of  a wall of  a 
building facing a street.  Continuous street walls should 
incorporate vertical and horizontal modulations into 
the building form.

g. Along pedestrian oriented streets, upper story building 
facades should be stepped back to provide enough space 
for decks, balconies, and other activities overlooking 
the street.

h. Awnings or canopies should be required on facades 
adjoining sidewalks. Blank walls should be avoided near 
sidewalks, open spaces, and pedestrian areas.

i. Blank walls should not be visible from the street 
or sidewalk.  Where blank walls are unavoidable, 
they should be treated with landscaping, art, or other 
architectural treatments.

5. Gateways
a  A gateway is an urban design feature that signi� es a 
sense of  place and arrival into a city or neighborhood.  
A gateway should be designed in the location shown in 
the Comprehensive Plan.  The design elements of  the 
gateway should include a combination of  landscaping, 
architectural features, and artwork which:

i. Contain a highly visible and welcoming public 
space between the sidewalk and the building which 
is easily accessible, comfortable, safe, and includes 
pedestrian amenities;

ii. Establish a landmark that reflects the TOD 
elements of  the site;

iii.  Reinforce NE 38th Place and 108th Avenue NE 
as a focal point;

iv.  Transition between Kirkland and Bellevue and 
the Yarrow Bay Business District to the west; and

v. Are integrated with the TOD building design 

6. Parking Facilities
 a. Parking areas should not be located between NE 
38th Place and buildings.

b. Access driveways to parking areas should be 
minimized.

c. Parking lots should be designed to provide for 
clear vehicular and pedestrian circulation and be well 
organized.

d. Screening and landscaping should be used to reduce 
the visual impact of  parking lots and/or parking 
structures to the surrounding neighborhood.  

e. Parking structures shall be designed and located 
to obscure the view of  parked cars from adjacent 
properties.  Parking structures should be located to 
the back of  buildings or underground with intervening 
uses.  
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f.  Portions of  parking structures visible from the street 
that cannot be placed behind an intervening use due 
to site topography, should be constructed with high 
quality materials and be architecturally compatible with 
the character of  surrounding buildings.  

g.  Architectural treatment, artwork, building setbacks, 
and/or dense landscaping should be used to further 
reduce the visual impact of  parking structures along 
the street.

h.  If  adjacent to the required gateway, the exterior of  
a parking structure should re� ect the design elements 
of  the gateway.  Design should avoid the appearance 
of  a parking structure.

7. Public Amenities and Open Space
a. Public open space should be provided on the subject 
property which can be used by the general public, 
residents, and transit users.

b.  Public open space should be open to the sky except 
where overhead weather protection is provided (e.g. 
canopies and awnings). The space should appear and 
function as public space rather than private space.

c. Public open space should be located in close 
proximity to commercial and retail uses that are 
required along NE 38th Place.  The public open space 
should be well de� ned and contain amenities such 
as outdoor dining, seating areas, art, water features, 
and/or landscaping. Adequate room for pedestrian 
movement through the space should be maintained. 
Additional public open space in a location convenient 
to the site’s transit users may also be appropriate.

d.  Careful attention should be paid to the transition 
between transit operations and the building to create 
a well de� ned pedestrian space such as a small plaza 
with landscaping features.

e. A combination of  lighting, access to sunlight, 
paving, landscaping, and seating should be used to 
enhance the pedestrian experience with the public 
open space.

Design Guidelines for YBD 2 and 3

1. Building Location and Orientation
Objectives

• To enhance the character and identity of  the 
Yarrow Bay Business District.

• To upgrade the appearance of  streets in the 
Yarrow Bay Business District.

• To enhance pedestrian circulation.
• To create focal points, particularly on large sites

Guidelines

a.  Locate and orient buildings toward sidewalks along 
streets.

b  Within interior portions of  sites orient buildings 
to plazas, common open spaces or major internal 
pedestrian pathways. 

c.  Where buildings are located at the sidewalk with 
direct pedestrian access, provide pedestrian 
oriented building façade treatments described in 
the Pedestrian Friendly Facades Section 9.

d.  Provide landscaping, plazas or building façade 
treatments to enhance the pedestrian experience.   
In general, buildings that have less pedestrian 
orientation will merit more landscaping and façade 
treatments to prevent blank walls.

e. Locating parking to the side and/or rear of  
buildings is preferred.  

f.  Con� gure development to provide focal points 
and opportunities for coordinated pedestrian 
and vehicular access.  Where there are no current 
opportunities for coordinated access provide 
the opportunity for future coordination should 
adjacent site redevelop in the future.

2. Parking Lots and Vehicular 
Circulation
Objectives

• To minimize the impact of  parking facilities on 
the fronting street, pedestrian environment, and 
neighboring properties.

• To enhance pedestrian and vehicular safety.

• To maintain traf� c � ow on streets.

• To promote shared parking.

• To provide attractive and connected vehicular 
circulation routes.

Discussion

Parking lots can detract from the pedestrian and visual 
character of  a commercial area.  The adverse impacts of  
parking lots can be mitigated through sensitive design, 
location, and con� guration. Large parking lots can be 
confusing unless vehicle and pedestrian circulation patterns 
are well organized and marked. 
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CITY OF KIRKLAND 
Planning and Community Development Department 
123 Fifth Avenue, Kirkland, WA  98033  425.828.1257 
www.kirklandwa.gov  

 

DESIGN REVIEW BOARD DECISION 
 
FILE NUMBER:  DRC12-00001 
 
PROJECT NAME:  Transit Oriented Development at South Kirkland Park and Ride 

APPLICANT:   Polygon NW  
 
PROJECT PLANNER: Janice Coogan, Senior Planner 
 
I. SUMMARY OF DECISION 
 
 On January 20, 2012, Polygon NW applied for a Design Response Conference for the proposed 

Transit Oriented Development (TOD) project at the South Kirkland Park and Ride located at 
3801 108th Avenue NE.  

 
 The development proposal includes construction of a four to five story mixed use project for 

approximately 239 residential units (181 market rate; 58 affordable units), 10,440 sq. ft. of 
commercial space, a 295 stall parking garage and public open space.  On the north side of the 
South Kirkland Park and Ride campus, King County Metro plans on expanding the park and 
ride facility to construct a three story 530 stall parking garage within the City of Bellevue, 
reconfiguration of the surface parking lot and transit loading area. At completion, the park and 
ride facility will increase the number of parking stalls from the existing 603 stalls to 
approximately 850 stalls. Both projects will include green building techniques. Weber 
Thompson is the lead architect for the entire project. SMR is the architect for the Imagine 
Housing building.  
 
On April 9, 2012, the Design Review Board (DRB) approved the project plans dated April 9, 
2012 (found in File DRC12-00001) subject to the following conditions: 
 
A. This application is subject to the applicable requirements contained in the Kirkland 

Municipal Code, Zoning Code, and Building and Fire Code. It is the responsibility of the 
applicant to ensure compliance with the various provisions contained in these 
ordinances. Attachment 1, Development Standards, intended to familiarize the 
applicant with some of the additional development regulations.  This attachment does 
not include all of the additional regulations. 

 
B. As part of the application for a building permit the applicant shall submit the following: 

1. Construction plans demonstrating compliance with the project plans approved 
by the DRB. 

2.  A final landscaping plan consistent with the landscape plan approved by the 
DRB. 

4. Proposed building materials and colors consistent with those approved by the 
DRB. 

Attachment 2

http://www.kirklandwa.gov/


Design Review Board Decision 
T.O.D. at South Kirkland Park and Ride 
Page 2 

 

C. The Planning Official may approve a modification to the D.R. approval for the proposed 
development if it meets the criteria in KZC Section 142.50. 

 
II. DESIGN RESPONSE CONFERENCE MEETINGS 
 

A. Background Summary 
 
The Design Review Board conducted three Design Response Conferences on February 13th, 
March 19th and April 9, 2012. Below is a summary of what was discussed at each meeting. 
 

1. February 13:  At this meeting the Design Review Board reviewed the plans submitted 
by Polygon NW dated January 17, 2012. Staff provided an overview of the Zoning 
Code and YBD 1 Design Guidelines for the project. Staff’s memo dated February 6, 
2012 provides an analysis of project consistency with the Zoning regulations and 
Design Guidelines for the YBD 1 District.  After receiving public comments and 
discussion of the project, the Board requested the applicant return for a second 
meeting to respond to the following DRB comments: 

 
a. Provide greater vertical modulation of the Imagine Housing façade along NE 38th Pl 

to address the design guidelines regarding upper story step backs above the 2nd 
story. 

b. Add techniques to soften the base of the Imagine Housing building and parking 
garage podium along NE 38th Pl to be more pedestrian oriented.  

c. YBD 1 requires parking garages to be setback 10’ from the front property line and 
allows retail and other pedestrian oriented design facades to be located 0’ from the 
front property line. Dedication of property for right of way is required to provide for 
a 10’ wide sidewalk and on street parking. The key issue was whether or not the 
parking garage needed to be setback an additional 10’ from the new property line 
(sidewalk) or could the Planning Director authorize a public easement over the 
sidewalk rather than property dedication. The result would allow the parking 
garage to be at the back of sidewalk. Before making a final decision the Planning 
Director wanted to hear if the DRB agreed to the revised plans for the street level 
façade.   

d. Provide details regarding the streetscape design along NE 38th Pl.  
e. Show further development of the gateway plaza design and use of materials, to 

show how the plaza transitions to the sidewalk and transit center, and modulation 
of the building façade above the plaza. The Board requested a design for the 
opposite side of the 108th Avenue NE driveway entrance to mirror the gateway 
plaza. 

f. Provide screening techniques and building materials for the Metro parking garage 
and garage base especially viewed from 108th Avenue and residential units. 

g. Provide design details for the Metro transit and passenger loading area as well as 
the transit side of the mixed use building such as, streetscape, street furniture, 
transit shelters, lighting and landscaping.    

 
2. March 19:  At this meeting the design team responded to the Board’s comments from 

the last meeting and presented revisions to the project shown on plans dated March 
19, 2012.  The Board discussed and requested the following additional information be 
provided for the next meeting:  
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a. Three options were presented to address the upper story façade and base of the 
Imagine Housing building along NE 38th Pl. The Board agreed with the preferred 
option to provide one column of bay windows on four floors above the street level 
with a vertical sign element. The Board requested a lighter paint color at the top 
level. At the street level, the Board agreed to the new proposal to provide a 
recessed garage below the upper stories, decorative board form textured concrete 
and landscaping at the base and a glassed in interior space with a canopy brought 
forward to the back of sidewalk. The intent for this space is for a recreation or 
amenity space for residents. 

b. With the support from the Board for the design of both buildings at the base and 
the garage podium along NE 38th Pl, the Planning Director agreed that a public 
easement over the sidewalk is adequate and therefore the parking garage may be 
located at the sidewalk.  

c. The overall landscape plan was discussed and generally agreed to. 
d. The Board agreed with the design of the gateway plaza design but had questions 

regarding the longevity of the wood furniture and feasibility of widening the stairs 
to the sidewalk. 

e. The Board requested the southeast corner of the market rate building above the 
gateway plaza be designed with greater architectural detail because of its 
prominent view as you enter the City from 108th Avenue NE. 

f. The Board agreed with the applicant’s preferred option for screening the transit 
garage, stair tower design and landscaping around the base of the garage. The 
Board commented that along the hillside a different variety other than Leyland 
Cypress should be used and the alders should be removed.  

g. The Board expressed support for the proposed design for the Metro transit and 
passenger loading including the decorative lighting, benches, waste cans, and 
transit shelters. However, they asked for more flexibility and creativity in the design 
of the bus shelters and recommended additional shelter cover be added. 

 
3. April 9:  At this meeting the Board discussed the plans dated April 9, 2012 (SMR 

revised plans dated March 16, 2012) and addressed the remaining items in response to 
comments from the last meeting and reviewed all building elevations one last time: 
 
a. Revised plans for the southeast corner of the mixed use building above the 

gateway plaza were discussed and accepted.  
b. Building materials and colors for the project were discussed and accepted. 
c. Final design for the Imagine Housing building including the vertical sign elements 

was accepted. 
d. Design for the Metro transit loading area including the design and number of bus 

shelters was increased. 
e. The conceptual sign plan for the campus was discussed and generally supported. A  

master sign plan application will be required with a final decision by the Planning 
Director. 

 
No further changes to the project plans were recommended by the Board. The Board 
motioned to approve the project with no additional conditions. 
 
 
 

 

Attachment 2



Design Review Board Decision 
T.O.D. at South Kirkland Park and Ride 
Page 4 

 

B. Public Comment 
 
All public comment letters and e-mails received during the Design Response Conference 
meetings were forwarded on to the Board for consideration and contained in the City’s official 
file. Oral comments from the public meetings are available via audio tapes on the Planning 
Department webpage.  In addition, the file includes a summary of comments expressed at the 
public open house. Below is a summary of the general public comment themes that emerged 
through the design review process: 
 

 Increased traffic and a signal on 108th Avenue and NE 38th Pl are needed. 
 Additional parking stalls are needed at the park and ride lot.  
 Paccar expressed concerns with potential increased traffic and security along joint 

property line.  

 Eastside Prep expressed concern regarding coordinating access points along NE 38th Pl 
and providing a safe pedestrian crosswalk across NE 38th Pl. 

 Play areas for children are needed for residents. 
 Tall trees should not be planted where they will block resident’s windows. 

 A softer neutral color palette should be used instead of bright colors.  
 The Board should pay close attention to the design of the Gateway plaza, the 

southeast corner of the mixed use building, and transit garage because of the view 
from 108th Avenue and the corner is a gateway to the City and neighborhood.   

  Architectural screening techniques rather than landscaping should be used to screen 
the transit parking garage.    

 Along the transit side of the mixed use building provide tenant spaces for quick 
services or products for transit users. 

 Positive comments about the design of the project were expressed. 
 Designated smoking shelters for residents and transit users should be provided. 
 A link to rail corridor should be incorporated into project.  

 
III. DESIGN REVIEW BOARD KEY DISCUSSION ISSUES AND CONCLUSIONS 

 
Below is a summary of the key design issues and conclusions reached by the Design Review 
Board during the design review process. For more background on these issues and evaluation 
of how the project meets the Zoning Code and Comprehensive Plan see staff advisory reports 
from the design response conferences contained in File DRC12-00001 or Planning Department 
webpage.   
 
A. BUILDING HEIGHT, ARCHITECTURAL AND HUMAN SCALE 

  
DRB Discussion: The DRB discussed the various site plan options the design team and King 
County went through leading up to the preferred building layout. This included a discussion 
about why the Imagine Housing and the market rate building were separated into two 
buildings. The applicant explained that there will be two ownership entities (Imagine Housing 
and Polygon NW). In addition the two buildings reduce the building mass and the through 
block pedestrian path from NE 38th Pl to the interior of the park and ride is a required element 
that that seemed to be the best location.  
 
The King County transit garage is located on the site to screen the building against the 
hillside, to maximize the number of surface parking stalls and to create a site layout with 
better bus and vehicular circulation.   
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The DRB reviewed and discussed the proposed architectural scale and mass of the project 
based on the perspective drawings, elevation drawings and site plan in context with the 
surrounding development especially from the vantage point from 108th Avenue NE and NE 38th 
Pl. The YBD 1 Design Guidelines call for vertical and horizontal modulation of the building(s) 
above the second story along NE 38th Pl and the gateway area. The Board spent a fair amount 
of time focused on the design of the Imagine Building façade along NE 38th Pl and techniques 
to soften the concrete parking garage base of the building and at upper stories to create more 
modulation and interest.  
 
The DRB discussed the need for the southeast corner of the market rate building above the 
gateway plaza to be designed with greater emphasis as an architectural gateway because of 
its location along 108th Avenue NE as the southern entrance to the Lakeview and Central 
Neighborhoods. 
 
Although the Board did not have the authority to make a final decision on the design of the 
transit garage, screening options were discussed to provide input to Bellevue administrative 
design review decision on the building (see Section F below).  
 
DRB Conclusions: The overall site plan layout was largely determined by the functional 
vehicular access and circulation requirements of the Metro park and ride transit facility as well 
as the requirement for the mixed use portion of the project to provide retail uses and 
pedestrian oriented design along NE 38th Pl. Locating the transit parking garage in the 
Bellevue portion of the site against the hillside screens a majority of the building mass from 
view from 108th Avenue NE and the residential neighborhood across the street. 
 
The DRB concluded that the final design of the project successfully met the applicable design 
guidelines regarding architectural massing and human scale. The DRB determined that the 
project achieves this with the four vertical sections of the market rate building along the east 
and west elevations, the combination of building materials and colors for the middle portions 
of the building and base, and the use of decks and varied roof forms at the top. Separating 
the mixed use building into two structures with the mid block pedestrian connection reduces 
the overall mass of the buildings and meets the maximum building façade length requirement 
along NE 38th Pl.  
 
The DRB was pleased with the final design for the Imagine Housing building, including the 
recessed garage podium, amenity space along the sidewalk and landscaping at the base and 
the column of bay windows, and different colors and vertical sign element on the upper 
stories.  
 
B. VEHICULAR AND PEDESTRIAN ACCESS  

 
DRB discussion:  The DRB focused its discussion on the pedestrian circulation throughout the 
entire subject property including the surrounding streetscape design for NE 38th Pl and 108th 
Avenue NE, connections into the interior of the park and ride facility and connections between 
the activity points throughout the subject property (mixed use buildings, the transit center, 
parking lot and transit garage). The DRB discussed the design for the through block 
pedestrian pathway including the access to the space from both sides, the use of the space, 
the landscaping, lighting and surface materials. The Board discussed the pedestrian access 
points of the landscaped terrace stairs leading up to the retail and gateway areas.    
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DRB conclusions: The DRB concluded that the project provides well designed pedestrian 
circulation and met the design guidelines related to pedestrian features and amenities.    

 
C. STREETSCAPE 
 
DRB discussion: The Board discussed the proposed streetscape and retail frontage along NE 
38th Pl including the 10’ wide sidewalks, street trees with tree grates and agreed with the 
proposed pedestrian street lights. The DRB liked the final design for the base of the 
building(s) and how the garage podium is designed with recessed areas, use of textured 
concrete, masonry, and terraced landscaped planters. The retail spaces are designed with 
large windows and canopies. The Board discussed the transit side of the mixed use building 
and how the streetscape design interacts with the transit center. In response to comments 
from the public and from the Board to add retail or other quick services for transit riders, the 
design team added live work spaces at the base of the mixed use building on the transit side. 
It was acknowledged that the success of that type of use is still to be determined.  
 
DRB conclusions: The Board concluded that the streetscape design of the building(s), garage 
podium and sidewalk are consistent with the design guidelines.  
 
D. PUBLIC AMENITIES, OPEN SPACE, GATEWAY AND LANDSCAPING  

 
DRB discussion: The design guidelines recommend that public open spaces be available for 
the public, residents and transit users and that they be designed to include amenities such as 
outdoor dining, seating, art, lighting, and water features and or landscaping.  
 
The gateway plaza was a focus of discussion to be sure it was designed to serve as a public 
gathering place and a focal point for the neighborhood and gateway to the City. The DRB 
discussed the proposed plaza materials, outdoor furniture, landscaping and transition from the 
space to the transit center. The Board wanted to be sure the wood materials shown for the 
furniture and vertical treatments on the building will be long lasting.  
 
The Board discussed the public and private open space amenities including the through block 
pedestrian connection. The landscape planter boxes provide public seating options as 
pedestrian’s walk through the space, while private outdoor space is available for residents to 
spill out into the mid block corridor. There was little discussion of the private interior 
courtyards and rooftop plazas on both buildings intended for the residents.  
 
The Board discussed the overall landscape palette for the project and agreed with the choice 
of plant varieties. It did recommend replacing the proposed Leyland Cypress with another 
variety along the hillside by the garage which the applicant agreed with. The City of Bellevue 
has specific requirements for that area as it is considered a sensitive slope area. 

  
DRB conclusions: The Board had positive comments regarding the design for the public open 
spaces of the through block pathway and gateway plaza. The spaces successfully meet the 
design guidelines related to open spaces, public amenities and the gateway area. 
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E. BUILDING MATERIALS, COLOR AND DETAIL 
 

DRB discussion: One of the requirements of YBD 1 zoning is that the exterior of the affordable 
housing must be compatible and comparable with the rest of the dwelling units in the 
development.  The DRB discussed the proposed building materials, color and detail for all the 
buildings and transit garage. The proposal includes the following building materials: 
 
Base: board formed concrete, textured concrete, masonry  
Body: fiber cement panels in dark brown, beige and grey, fiber cement plank, wood composite 
panels and  
Roof:  metal cornice and perforated metal screens also used in the transit garage 

 Accents: vertical wood panels and wood slated elements 
 Colors: brown, gray, beige, copper, blue/green (see plans for specific color names) 
 
 The design team presented a conceptual sign plan for the site which includes larger vertical 

signage on the buildings geared toward cars as a landmark, as well as under canopy and wall 
mounted signs for the retail and services geared to the pedestrian. Community messaging and 
directional signs are also proposed. King County Metro plans to continue using the same 
existing wood signs. A master sign plan application is required to be submitted for the mixed 
use portion of the project with final approval by the Planning Director and signs for the transit 
garage should be coordinated with the City of Bellevue. 
 
DRB conclusions: The DRB concluded the proposed building materials, colors and details for 
each component of the project are coordinated and consistent with the intent of the design 
guidelines. 

 
F. TRANSIT PARKING GARAGE AND TRANSIT CENTER 

 
DRB discussion: The design guidelines for parking facilities recommend that they not be 
located along streets, that they should be screened from view of parked cars from adjacent 
properties with screening techniques or landscaping and architecturally compatible with the 
character of surrounding buildings. King County Metro has specific design and safety 
requirements for its transit facilities. Initially proposed were screens with climbing vines or 
green screens, but later eliminated because of long term maintenance concerns. The DRB 
discussed several screening options proposed by the design team and agreed with the 
preferred design for both the garage façade and stair tower. The treatment of the base of the 
building with textured form board concrete and landscaping is proposed. The City of Bellevue 
has specific requirements for planting of the hillside adjacent to the garage. As discussed 
above the Board discussed the transit side of the market rate building and bus loading area to 
be sure they were compatible in design in the type of lighting, waste baskets and street 
furniture. 

  
DRB conclusions: The Board agreed with the preferred screening technique for the transit 
garage, stair tower, and treatment of the base of the building and proposed landscaping.  

 
IV. DEVELOPMENT STANDARDS 

 
Comments and requirements placed on the project by City departments are found on the 
Development Standards, Attachment 1. 
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V. 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 in KZC 
142.50. 
 

VI. APPEALS OF DESIGN REVIEW BOARD DECISIONS AND LAPSE OF APPROVAL 
 

Appeals 
 
Section 142.40 of the Zoning Code allows the Design Review Board's decision to be 
appealed to the Hearing Examiner by the applicant or any person who submitted written 
or oral comments to the Design Review Board.  The appeal must be in the form of a letter 
of appeal and must be delivered, along with any fees set by ordinance, to the Planning 
Department by 5:00 p.m., May 4, 2012 fourteen (14) calendar days following the 
postmarked date of distribution of the Design Review Board's decision. 

 
Only those issues under the authority of the Design Review Board as established by 
Kirkland Zoning Code 142.35(2) are subject to appeal. 
 

Lapse of Approval 
 
Section 142.55.1 of the Zoning Code states that unless otherwise specified in the decision 
granting DR approval, the applicant must begin construction or submit to the City a 
complete Building Permit application for development of the subject property consistent 
with the Design Review approval within one (1) year after the final decision to grant the 
DR approval or that decision becomes void.  Furthermore, the applicant must substantially 
complete construction consistent with the DR approval and complete all conditions listed in 
the DR approval decision within three (3) years after the final decision on the DR approval 
or the decision becomes void.  Application and appeal procedures for a time extension are 
described in Sections 142.55.2 and 142.55.3. 

 
VII. ATTACHMENTS 
 

1. Development Standards 
 

VIII.  PARTIES 
 
The following is a list of parties that have submitted written or oral comment to the DRB and 
attended the open house: 
 

1. Robert Style 
2. Michele Sailor  
3. Chuck Pilcher 
4. Susan Busch 
5. John Kappler 
6. Tim Chen 
7. Lisa McConnell 
8. Bob Baldwin (Eastside Prep) 
9. Terry Macaluso (Eastside Prep) 
10. Margaret Bull 
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11. Joel Netscape 
12. Lori Isch 
13. Georgine Foster 
14. Jay Arnold 
15. Joanne Chapa 
16. Gayle Nelson (Village Park HOA) 
17. Annette Bernier 
18. Ann Hansen 
19. Michelle Whitfield 
20. David Bordewick (Yarrowood condos) 
21. Christy Becker 
22. Carol Fielding (Chestnut Place Properties) 
23. Elizabeth Brannan 
24. Dave and Hazel Russell 
25. Liz Hunt 
26. Kellywest - EDRP 

 
 
IX. APPROVAL 

 
 

_____________________________________________________________ 
Chair, Design Review Board 
Date:  ________________________________________________________ 
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