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123 5th Avenue, Kirkland, WA  98033   
425-587-3600 ~ www.kirklandwa.gov  

 
DESIGN REVIEW BOARD DECISION 

 
FILE NUMBER: DRV22-00498 
 
PROJECT NAME:  ARDEA AT TOTEM LAKE 

APPLICANT:  JAMES BROWN WITH WATTENBARGER ARCHITECTS  
 
PROJECT PLANNER: TONY LEAVITT 
 
I. SUMMARY OF DECISION 
 

James Brown with Wattenbarger Architects for Ardea TWG LLP, applied for design review 
approval of the Ardea at Totem Lake residential project at 12700 116th Avenue NE (see 
Attachment 1). The applicant is proposing to construct a 7-story residential project with 
approximately 165 affordable senior residential units (see Attachment 2). Parking is 
proposed within a small surface lot and in structured parking below the building. Vehicular 
access to the property is from 116th Avenue NE. 
 
On November 21, 2022, the Design Review Board (DRB) approved the project as shown 
on the plans dated November 8, 2022 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 3, 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 as shown in Attachment 2. 

 
2. A summary of any proposed project changes, indexed to the permit drawings, 

from the plans approved through Design Board Review. 
 
3. Plans that include additional benches (preferably with backs) along the 

pedestrian pathway (see Conclusion II.B) 
 
4. Plans for a decorative pedestrian gate to the north of the main entrance to the 

building (see Conclusion II.C). 
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5. If Street trees cannot be installed within the 116th Avenue right-of-way, plans 
showing the installation of additional trees along the sidewalk on the subject 
property (see Conclusion II.D). 

 
D.  Prior to final inspection of a building permit by the Planning Official, the project 

architect shall submit a letter stating that they have evaluated the project to ensure 
it is consistent with the plans approved through Design Board Review and no 
modifications have been made that were not previously approved by the City. 

 
II. DESIGN RESPONSE CONFERENCE MEETINGS 
 

A. Background Summary 
 
The DRB held two Design Response Conference meetings for the project. The staff report, 
plans, and applicant response to the DRB’s recommendations from each meeting can be 
found listed by meeting date at this online web address: 
 
https://www.kirklandwa.gov/Government/Departments/Planning-and-Building/Design-
Review-Board/DRB-Meeting-Materials-Archive 
 
Below is a summary of the Board’s discussions at the two Design Response Conferences 
held for the project. 
 
September 12, 2022 Conference:  
 
The Design Review Board reviewed the plans submitted by Wattenbarger Architects dated 
June 30, 2022. Staff provided an overview of the Zoning Code and Comprehensive Plan 
policies for the TL 6B and the key design issues for the project. Staff’s memo dated August 
31, 2022, provides an analysis of project consistency with applicable zoning regulations 
and Design Guidelines for the Totem Lake Neighborhood. 
 
After deliberating, the Board requested the applicant to return for a second meeting to 
respond to the following DRB comments: 
 

 Revise the west elevation to match the east façade in terms of materials and 
colors. 

 Provide material transition details along the facades and awning details including 
materials. 

 Submit a material board (for review by the DRB prior to the meeting) 
 Provide building height sections to show compliance with height regulations. 
 Revise the public plaza area to be more open and inviting to the public and ensure 

compliance with the zoning code size and dimension requirements. 
 Provide right-of-way and site lighting details and plans. 

 
The meeting was continued to November 7, 2022. At the November 7, 2022 meeting, the 
applicant requested that the design response conference be continued to the November 
21, 2022 meeting. 
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November 21, 2022 Conference: 
 
The Design Review Board reviewed the revised plans submitted by Wattenbarger 
Architects dated November 8, 2022. Staff’s memo dated November 10, 2022 provides an 
analysis of project consistency with applicable zoning regulations and Design Guidelines 
for the Totem Lake Neighborhood. 
 
The applicant presented revised plans, which addressed the requested items from the 
DRB. The DRB discussed the changes proposed by the applicant and at the conclusion 
of the meeting voted to approve the project. See Section III below for further information 
regarding the DRB’s discussions and conclusions. 

 
B. Public Comment 
 
No public comment letters were received during the review of the application.  

 
During the September 12, 2022 DRC Meeting, one individual provided public testimony. 
The testimony focused on traffic in the area and potential traffic impacts of the project. 
Staff directed the individual to submit written comments to Staff for review and response. 
Written comments were never submitted to Staff. 
 

III. DESIGN REVIEW BOARD DISCUSSION AND CONCLUSIONS 
 

Below is a summary of the key 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, see the staff advisory reports from 
the Design Response Conferences contained in File DRV22-00498 and online at the 
previously mentioned DRB meeting page. 
 
A. BUILDING HEIGHT, ARCHITECTURAL AND HUMAN SCALE 

 
DRB Discussion: The DRB agreed with the applicant’s revised massing option was 
presented at the May 16, 2022 Conceptual Design Conference. Vertical modulation was 
achieved with building modulation and placement of materials and colors. Horizontal 
modulation was achieved with a pedestrian-friendly ground floor design, building setbacks 
from the right-of-way and the use of architectural elements including decorative cladding. 
Human scale was achieved with the use of street level public courtyards, window 
fenestration techniques, and a variety of materials. The basement level parking garage 
was adequately screened with landscaping, raised planters, berms and decorative grilles. 

  
DRB Conclusions: The DRB concluded that the proposed building massing, architectural 
scale and human scale are consistent with the applicable design guidelines found in the 
Design Guidelines for the Totem Lake Neighborhood. 
 
B. VEHICULAR AND PEDESTRIAN ACCESS  

 
DRB Discussion:  The DRB reviewed vehicular and pedestrian access for the site as part 
of their review. Vehicular access to the property is proposed from 116th Avenue NE. The 
main pedestrian entrance in located at the northwest corner of the site near the 
intersection of 116th Avenue NE and NE 128TH Street.  
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The DRB reviewed the design of the pedestrian spaces including the onsite walkways, 
adjacent sidewalks, the private residential patio and the public plazas. Their review looked 
at the design of the seating areas, lighting of these spaces, and the materials beings used. 

 
DRB Conclusions: The DRB concluded that the proposed vehicular and pedestrian access 
plan meets the applicable design guidelines found in the Design Guidelines for the Totem 
Lake Neighborhood. They also concluded that the proposed plans for the pedestrian 
walkways, sidewalks and plazas meet the applicable design guidelines. The DRB added 
a condition that the proposed design include additional benches (preferably with backs) 
along the pathway. 

 
C. BUILDING MATERIALS, COLOR AND DETAIL 

 
DRB Discussion: The DRB evaluated the proposed materials, colors, and details. The 
DRB approved of the applicant’s preferred material and color palette for the project and 
agreed that the colors and materials used were effective in reducing the perceived scale 
of the building and adding interest to the pedestrian areas. The Board also discussed the 
design of the pedestrian gate to the north of the main entrance to the building. 

 
DRB Conclusions: The DRB concluded that the proposed building materials, colors and 
details meet the applicable design guidelines found in the Design Guidelines for the Totem 
Lake Neighborhood. The DRB added a condition that the pedestrian gate to the north of 
the main entrance to the building should be decorative. 

 
 D. LANDSCAPING 

 
DRB discussion: The DRB reviewed the landscape plan designed to help enhance the 
pedestrian experience and provide seasonal visual interest along the property frontage. 
Opportunity areas discussed for landscaping included the 116th Avenue NE public plazas, 
the private residential patio, and along the onsite walkways and sidewalks. 

  
DRB conclusions: The DRB concluded that the proposed landscaping meets the 
applicable design guidelines found in the Design Guidelines for the Totem Lake 
Neighborhood. The DRB added a condition that if street trees cannot be installed within 
the 116th Avenue right-of-way, the applicant should submit plans showing the installation 
of additional trees along the sidewalk on the subject property. 
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IV. ZONING REQUIREMENTS THAT REQUIRE DRB APPROVAL 
 

A. Open Space 
 
1. Facts: 

 
a. KZC Section 55.43.4 states the development is required to provide publicly 

accessible space(s) at the primary pedestrian frontage that extends the public 
realm while creating a transition between public and private spaces. These 
public spaces shall have no dimension less than 15 feet. The proposed 
development shall provide publicly accessible space(s) ranging from 1,500 to 
2,000 square feet in size. Through design review, the City will review the 
location, size and dimensions, features and improvements (such as multi-use 
paths, plazas, seating, public art and water features) proposed for the publicly 
accessible space(s) as part of the Design Review approval. The City may 
also require or permit modification to the required publicly accessible space 
as part of the Design Review approval. 
 

b. The proposed project will have two publicly accessible spaces totaling 1,528 
square feet. One space is located near the main trance of the building (713 
square feet) and the other space (815 square feet) is located on 116th 
Avenue NE near the surface parking area. 

 
2. Conclusions: The plans show compliance with the publicly accessible space 

requirement. The DRB reviewed the design of these spaces to ensure compliance 
with the applicable design guidelines. 

 
V.  STATE ENVIRONMENTAL POLICY ACT (SEPA) AND CONCURRENCY 
 
 The City issued a SEPA Determination of Nonsignificance on October 23, 2023 for the 

project. No appeals of the determination were filed. 
 
VI.  DEVELOPMENT REVIEW COMMITTEE 

 
Comments and requirements placed on the project by City departments are found on the 
Development Standards, Attachment 3. 

 
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. 
 

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

A. 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 and Building Department by 5:00 p.m., January 4, 2024, fourteen (14) 
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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. 

 
B. Lapse of Approval 

 
The applicant must begin construction or submit to the City a complete building permit 
application for the development activity, use of land or other actions approved under 
this chapter within five (5) years after the final approval of the City of Kirkland on the 
matter, or the decision becomes void.   
  
The applicant must substantially complete construction for the development activity, 
use of land or other actions approved under this chapter and complete the applicable 
conditions listed on the notice of decision within seven (7) years after the final approval 
on the matter or the decision becomes void.   

 
VII. ATTACHMENTS 
 

1. Vicinity Map 
2. Plans dated November 8, 2022 
3. Development Standards 

 
VIII.  APPROVAL 

 
 

 
 
 
 
Carlos Castaneda 
Chair, Design Review Board 
 
Date: 12/20/2023 
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ARDEA TOTEM LAKE IS IMMEDIATELY ADJACENT TO A GREENBELT AND FALLS IN A TRANSITIONAL AREA WITH CONNECTIONS TO THE COMMERCIAL DISTRICTS TO THE 

SOUTH, EAST, AND NORTH EAST; AND LOWER DENSITY RESIDENTIAL AND OFFICE TO THE WEST AND NORTH. 
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | CONCEPTUAL DIAGRAM - GATEWAY CORNER

THE NORTHWEST CORNER IS THE MAIN GATEWAY ONTO THE SITE FROM THE BUSY INTERSECTION WHERE WE WILL INCORPORATE A SMOOTH AND SAFE TRANSITION TO THE 

DEVELOPMENT. THIS WILL LEAD THE RESIDENTS TO THE MAIN ENTRANCE OF THE BUILDING AND ALLOW EASY ACCESS TO TRANSPORTATION ON NE 128TH. WE PROPOSE TO 

ENHANCE THIS GATEWAY CORNER THROUGH A COMBINATION OF BUILDING MODULATION, ARCHITECTURAL ELEMENTS, AND LANDSCAPE FEATURES TO ENHANCE THE USER 

EXPERIENCE. 
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | CONCEPTUAL DIAGRAM - BIKE + PEDESTRIAN
LANES

THE TWO MAIN STREETS ON OUR SITE USUALLY EXPERIENCE HEAVY TRAFFIC. MAKING THESE LANES WIDER AND INCORPORATING BIKE LANES AND SIDEWALKS ON NE 128TH  

HELPS INCREASE THE SAFETY. THESE LANES ALSO ARE THE MAIN ARTERIALS TO EITHER THE RESIDENTIAL OR COMMERCIAL AREAS. 
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OUR SITE PROPOSES TWO MAIN ENTRANCES, A PEDESTRIAN FOCUSED ENTRANCE TOWARDS THE NORTH WEST CORNER OF THE LOT AND A VEHICULAR ENTRANCE TOWARDS 

THE SOUTH END. BOTH OF THESE ENTRANCES CAN BE ACCESSED FROM 116TH AVE WHICH HAS LESS TRAFFIC AND MAKES FOR A SAFER TRANSITION ONTO THE PROPERTY.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | CONCEPTUAL DIAGRAM - MAXIMIZING UNITS

THE STRATEGIC POSITIONING OF THE DRIVEWAY ALLOWS MANEUVERING ROOM FOR GARBAGE AND FIRE TURN AROUND ACCESS ON SITE. THE LOCATION ALSO ENHANCES 

SAFETY BY ALLOWING US TO ALIGN WITH THE DRIVEWAY ON THE OPPOSITE SIDE OF 116TH AVE, AND STAY WELL CLEAR OF THE INTERSECTION WITH NE 128TH ST. THE DRIVEWAY 

HELPED INFLUENCE THE POSITION OF THE BUILDING WHICH ULTIMATELY HELPS MAXIMIZE AFFORDABLE UNITS.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | MAXIMUM BUILDING HEIGHTS

THE MOST IMPACTED ZONES IMMEDIATE TO OUR ZONE ARE TO THE WEST AND NORTHWEST WHICH BOTH HAVE A MAXIMUM BUILDING HEIGHT OF 30 FEET ABOVE BUILDING 

ELEVATION. OUR PROPOSAL MAXIMIZES THE LOTS CODE FOR MAXIMUM BUILDING HEIGHT OF 75 FEET SO MOST VIEWS ARE NOT BEING OBSTRUCTED.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | MASSING  PERSPECTIVE
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | STREET VIEWS + SHADOW STUDY
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FIRE ACCESS
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | PLANTING PLAN RENDER
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SYMBOL 
MANUFACTURER/MODEL/DESCRIPTION 

FX Luminaire CC  (FEATURE)

Small scale up light used for small scale elements. 

5.9" L x 1.6" D straight shroud.

Order code: CC, Brass, (AB) Antique Bronze, 3-Prong Spike

Lamp: CC-1LED, 2W|2.4VA, 2700K, Beamspread: Spot 

FX Luminaire ZC 9  (SURFACE DOWNLIGHT)

Die-cast aluminum or copper downlight with 

powder-coated finish options. 2.1" D x 5.5" H.

Order code: ZC, Aluminum, (BZ) Bronze Metallic, Direct Mount

Lamp: ZC-1LED, 2W|2.4VA, 2700K, Beamspread: Flood

FX Luminaire M-PL  (PATHWAY)

Die-cast aluminum path light with powder-coated finish. 

2.2" W x 7.4" W x 21.3" H.

Order code: M-PL, Aluminum, (FB) Flat Black, Ground Mount

Lamp: M-PL-1LED, 2W|2.4VA, 2700K, Beamspread: Flood

FX Luminaire MO-SQ  (STAIR/LOW WALL)

Hardscape light ideal for in grade and in wall 

applications. 3.25" W x 3.25" H x 1.4" D.

Order code: MO-SQ, Brass, (FB) Flat Black, MO Mounting Bracket

Lamp: MO-SQ-1LED, 2W|2.4VA, 2700K, Beamspread: 

Wide Flood

Kichler   (EXT. WALL LIGHT)

9246BK Outdoor Cylinder Wall Mount Sconce 

UpLight Downlight, Black 2-Light (6" W x 15" H)
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SITE PLAN - PUBLIC SPACE
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SECTION - BUILDING HEIGHT

SCALE:
3/32” = 1’-0”
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160 169 152 146
160 169 153.5
160 169 153.5

Average : 12357

Sum : 158. 4

Total Numbers: 78
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SITE PLAN - HEIGHT CALCULATIONS

SCALE:
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FLOOR PLANS - SITE PLAN

SCALE:
1” = 40’-0”
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FLOOR PLANS - PARKING GARAGE

SCALE:
1” = 30’-0”
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FLOOR PLANS - FIRST FLOOR

SCALE:
1” = 30’-0”
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FLOOR PLANS - SECOND FLOOR

SCALE:
1” = 30’-0”
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FLOOR PLANS - FLOORS 3-6

SCALE:
1” = 30’-0”
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | FLOOR PLANS - SEVENTH FLOOR

SCALE:
1” = 30’-0”
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SITE SECTION - WEST

SCALE:
1” = 20’-0”

MATERIALS:

A - “NEWBURYPORT BLUE” LAP SIDING  B - NICHIHA CORBOSA “MOONDUST”  

C - “GRAY CLOUD” HARDIE PANEL   D - “STARDUST” HARDIE PANEL

E - “SILVER FOX” HARDIE PANEL   F - “SUMMER WHEAT” LAP SIDING

G - “CHAR BROWN” HARDIE PANEL  H - “GULL WING GRAY” HARDIE PANEL

I - “GREENFIELD PUMPKIN” HARDIE PANEL
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1ST FLOOR
158' - 8"

2ND FLOOR
168' - 2"

00 PARKING
148' - 6"

3RD FLOOR
178' - 0"

4TH FLOOR
187' - 9"

5TH FLOOR
197' - 6"

6TH FLOOR
207' - 3"

7TH FLOOR
217' - 0"

ROOF
228' - 0"

H
A

C

B

C

D

F

A

D

E

C

B

D

G G

D

000 PARKING
148' - 0"

T.O.PLATE
225' - 6"

F

C

E

G
G

DRV22-00498
Attachment 2



CITY OF KIRKLAND | DRB | DESIGN RESPONSE

11. 08. 2022

35

MATERIALS:

A - “NEWBURYPORT BLUE” LAP SIDING  B - NICHIHA CORBOSA “MOONDUST”  

C - “GRAY CLOUD” HARDIE PANEL   D - “STARDUST” HARDIE PANEL

E - “SILVER FOX” HARDIE PANEL   F - “SUMMER WHEAT” LAP SIDING

G - “CHAR BROWN” HARDIE PANEL  H - “GULL WING GRAY” HARDIE PANEL

I - “GREENFIELD PUMPKIN” HARDIE PANEL

ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SITE SECTION - EAST

SCALE:
1” = 20’-0”
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SITE SECTION - NORTH

ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SITE SECTION - NORTH

SCALE:
1” = 20’-0”

MATERIALS:

A - “NEWBURYPORT BLUE” LAP SIDING  B - NICHIHA CORBOSA “MOONDUST”  

C - “GRAY CLOUD” HARDIE PANEL   D - “STARDUST” HARDIE PANEL

E - “SILVER FOX” HARDIE PANEL   F - “SUMMER WHEAT” LAP SIDING

G - “CHAR BROWN” HARDIE PANEL  H - “GULL WING GRAY” HARDIE PANEL

I - “GREENFIELD PUMPKIN” HARDIE PANEL
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SITE SECTION - SOUTH

ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | SITE SECTION - SOUTH

SCALE:
1” = 20’-0”

MATERIALS:

A - “NEWBURYPORT BLUE” LAP SIDING  B - NICHIHA CORBOSA “MOONDUST”  

C - “GRAY CLOUD” HARDIE PANEL   D - “STARDUST” HARDIE PANEL

E - “SILVER FOX” HARDIE PANEL   F - “SUMMER WHEAT” LAP SIDING

G - “CHAR BROWN” HARDIE PANEL  H - “GULL WING GRAY” HARDIE PANEL

I - “GREENFIELD PUMPKIN” HARDIE PANEL
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | PROGRAMMATIC SECTION

*NOT TO SCALE
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | DETAILS: JOINTS, AWNINGS, CANOPIES

*NOT TO SCALE

3RD FLOOR
178' - 0"

1 
1/

2"
4 

1/
2"

5/8" / 12"

5/8" / 12"

3"

STANDING SEAM METAL ROOF

1"

INSULATE TOP SIDE OF CONCRETE 
CANOPY W/ CONT. (2"- R-10) XPS

HT SAM O/SLOPED CONC. SLAB

HT SAM FROM ABV O/ CONT. PT. 
BLCKG AND O/ MTL FLASHING

SS MTL FLASHING W/ 
INTERMITTENT CLEATS

PREFINISHED METAL GUTTER

PREFINISHED METAL FLASHING W/ 
HEMMED DRIP, INTERLOCK W/ GUTTER

DOWNSPOUT, SEE PLAN FOR LOCATIONS, 
PENETRATION PER DETAIL ---

MIN. G90 METAL STUD VERT. 
FURRING EVERY 12" O.C.

PRE-FINISHED METAL FLASHING 
W/ HEMMED DRIP EDGE AND A 
RETURN LEG

3 1/2" METAL STD FRAMING W/ 
INTERMEDIATE BRACES AS REQ'D

LIGHT GAUGE METAL CHANNEL
CONT. VENT STRIP

R-21 BATT INSULATION

VERT. METAL PANEL O/ VERT. Z-GIRTS

FC SOFFIT PANEL, ATTACH O/ METAL 
FRAMING

BLDG WRAP/ AIR BARRIER 
LAP O/ FF SAM AND TAPE
FF SAM LAP O/ MTL 
FLASHING

HT SAM LAP UP WALL
HT SAM LAP OVER 
CONC. SLAB

4"
LAP SAM 4" MIN. ONTO CONC. SLAB O/ 
BLDG WRAP/AIR BARRIER FROM 
BELOW AND TAPE

1/2" BACKER ROD & SEALANT

FC PANEL PER WALL ASSEMBLIES
J-TRIM

INSECT SCREEN
1/2" RAINSCREEN/ AIR BARRIER 
PER ASSEMBLIES SCHEDULE

INSECT SCREEN

ENTRY ROOF @ THIRD FLOOR
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PRIMARY WRB

RAINSCREEN VERT. 
FURRING STRIPS

COMPATIBLE EXTRUDED ALUMINUM 
VERTICAL J-CHANNEL BY FIBER 
CEMENT PANEL MANUFACTURER.  
PRE-PRIMED, FIELD PAINT TO MATCH 
ADJACENT CLADDING

FIBER CEMENT LAP 
SIDING PER 
ELEVATION KEYNOTES

FIBER CEMENT PANEL 
CLADDING PER ELEVATION 
KEYNOTES, LOCATE 
JOINTS AS INDICATED ON 
ARCHITECTURAL 
ELEVATIONS

S.A.M. 3

FIBER CEMENT CLADDING
PER ELEVATION KEYNOTES

PRIMARY WRB

FIBER CEMENT CLADDING
PER ELEVATION KEYNOTES

COMPATIBLE EXTRUDED 
ALUMINUM HORIZONTAL TRIM 
BY FIBER CEMENT PANEL MFR.  
PRE-PRIMED, FIELD PAINT TO 
MATCH ADJACENT CLADDING

HORIZONTAL 
RAINSCREEN FURRING O/ 
2x VERTICAL FURRING 

PREFINISHED METAL 
FLASHING W/ CLEAT

WRAP ALL RAINSCREEN 
TERMINATIONS WITH 
INSECT SCREEN

HORIZONTAL 
RAINSCREEN FURRING O/ 
2x VERTICAL FURRING 

FIBER CEMENT CLADDING
PER ELEVATION KEYNOTES

SEALANT

SEALANT

WRB LINER

1/
2"MIN. GAP BTWN 

CLADDING & FLASHING

S.A.M. 3

VERTICAL JOINT, LAP TO PANEL HORZ. THROUGH WALL FLASHING

*NOT TO SCALE
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 1. ENTRY GATEWAY FEATURES

.

OUR APPROACH:

1. ENTRY GATEWAY FEATURES:

• Distinctive landscaping to soften the street level approach.

• Use of high quality materials to identify the public entrance of the building..

• Distinct architectural element at the corner to express an active and lively space.

• Building identification / way-finding visible from the corner intersection.

MUNICIPAL GUIDELINES:

The design locates the main entrance at the corner, but 

focuses towards 116th due to the inaccessibility of 128th.

The building identification  has been included at the face of 

the canopy above the main entrance and is readily visible 

from the intersection to assist with way finding.

The stairs and elevator tower have been pushed to the 

back of the building to allow for a more impactful and inviting 

architectural language at the corner.

High quality materials including storefront window system 

and the use of nichiha ‘corbosa’ siding help distinguish the 

public entrance from the residential portions of the building.

We’ve incorporated raised planters with a colorful plant 

palate to soften the entrance at the street level and help mas 

some of the retaining walls which result from the steep slope 

along 116th.

DRV22-00498
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 2. STREET TREES

2. STREET TREES:

MUNICIPAL OBJECTIVES:

• To upgrade the character and identity of the Totem Lake Business District.

• To enhance the pedestrian environment in the totem lake Business District.

• To  use trees that provide seasonal interest.

• To use trees appropriate to the urban environment of the Totem Lake Business 

District.

MUNICIPAL GUIDELINES:

a. Incorporate street trees along the street, internal access roads and pathways.

b. Encourage developments to use street trees as aunifying feature of the 

development.

c. Select and maintain tree species that will accommodate pedestrian and vehicular 

traffic, and maintain visibility into and through sites for safety purposes.

OUR APPROACH:
The project is proposing 4’x6’ planting wells at the back of curb.  Due to a utility conflict the project is unable 

to install street trees.  The project will provide the planting wells to give interest and some separation for the 

pedestrians. To provide scale and interest the project will have numerous garden scale trees on the building 

site between the proposed building and the sidewalk to provide visual relief and interest for the pedestrians 

and the users of the proposed spaces.

DRV22-00498
Attachment 2



CITY OF KIRKLAND | DRB | DESIGN RESPONSE

11. 08. 2022

43

ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 3 STREET CORNERS

.

OUR APPROACH:

3. STREET CORNERS:

•  Encourage design treatments that emphasize street corners through the use of building location and design, plaza spaces, landscaping, distinctive 

architectural features, and/or signage.

• Encourage all buildings located at or near street corner to incorporate special architectural elements that add visual interest and provide a sense of human 

proportion and scale.

MUNICIPAL GUIDELINES:

We’ve incorporated significant modulation in both directions 

as well as a shift in the geometry of the building to make this 

element distinct.

A large canopy provides coverage for the entrance stairs and 

ramp, as well as an generous gathering area just outside the 

entrance.

High quality materials including storefront window system 

and the use of Nichiha ‘Corbosa’ siding help distinguish the 

public entrance from the residential portions of the building.

A secondary level of architectural detail includes window sun 

shades, belly bands, and carefully incorporated landscaping 

at street level to give the corner additional impact at the 

human scale in addition to the significant modulation 

provided in the larger massing.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 4. PEDESTRIAN-FRIENDLY BUILDING FRONTS

4. PEDESTRIAN-FRIENDLY BUILDING FRONTS:

• Incorporate transparent windows, doors, and weather protection features along all non-residential 

facades adjacent to a sidewalk or internal pathway.

• Alternative treatments may be considered if they meet the objectives.

OUR APPROACH:MUNICIPAL GUIDELINES:

Storefront windows are included at both floor 1 and 2 to provide transparency and imply an active and 

public street presence.

The landscaping and resident courtyard build upon the building design to extend it to a human scale 

along the sidewalk and street frontage.

Street trees provide shade along the sidewalk and help to serve as a buffer between vehicular traffic 

and pedestrian traffic along 116th street.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 5. BUILDING LOCATION AND ORIENTATION

OUR APPROACH:

5. BUILDING LOCATION AND ORIENTATION:

• Locate and orient buildings toward streets, plazas or common open spaces, and major internal pathways with parking to the side and/or rear.

• Configure buildings to create focal points of pedestrian activity.  This is particularly important on large sites.

• Configure development to provide opportunities for coordinated pedestrian and vehicular access.

• Site and orient multi-story buildings to minimize impacts to adjacent single family residents.

• Encourage buildings located adjacent to any street to orient to the street.

MUNICIPAL GUIDELINES:

The irregular shape of the site required a unique solution.  

The primary pedestrian entrance has been located 

immediately off the street and sidewalk at the intersection.

As the structure continues south, the building angles 

away from the street.   This gives additional privacy to the 

residential portion of the building and allows for a courtyard 

off of the public sidewalk, encouraging activity and 

interaction along the public row.

Vehicular access is at the far south of the building which 

allows us sufficient room for maneuverability to provide a 

pickup and turnaround for loading and garbage, and access 

to the parking garage.   This location was also preferred to 

hold the site access as far as possible from the intersection 

for safety reasons.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 6. SIDEWALK AND PATHWAY WIDTHS

OUR APPROACH:

6. SIDEWALK AND PATHWAY WIDTHS:

• Integrate a “curb zone” into sidewalk ( street trees, street signs, garbage cans, etc.)

• Sidewalks or pathways need buffers for safety and to be inviting.

• Sidewalks or pathways should support various activities.

MUNICIPAL GUIDELINES:

Despite the narrow site, we have dedicated additional row to 

accommodate the required 5’ bike lane, 8’ sidewalk.

Street tree wells have been incorporated into the sidewalk to 

provide shade and a visual buffer from the street.

We are maintaining a 10’ setback to create additional 

buffer between the building and the row.  This begins at 10’ 

along the more public spaces at the intersection, and then 

increases to the south at the more residential portions of the 

building.

Note that we are requesting relief to allow for our entrance 

canopy to encroach approximately 6’-6” into the setback 

to allow for coverage of the stairs and ramp at the main 

entrance to shelter the ramp and stairs.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 7. PEDESTRIAN COVERINGS

OUR APPROACH:

7. PEDESTRIAN COVERINGS:

• Provide weather protection along the primary exterior entrance of all businesses, residential units, and other buildings.   

• Design weather protection features to provide adequate width and depth at building entries and along building 

Facades that are oriented toward sidewalks and pathways

MUNICIPAL GUIDELINES:

The building is pushed back slightly from the street given the 

building setback requirements and its residential nature.

The main and lower entrances are provided with generous 

canopies for gathering, waiting, and transition. The building 

at street level is further recessed to provide additional usable 

space at the building frontage.

DRV22-00498
Attachment 2



CITY OF KIRKLAND | DRB | DESIGN RESPONSE

11. 08. 2022

48

ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | DEVIATION OF SETBACK

OUR APPROACH:

DEVIATION OF SETBACK:

• Provide weather protection along the primary exterior entrance of all businesses, residential units, and other buildings.   

• Design weather protection features to provide adequate width and depth at building entries and along building 

Facades that are oriented toward sidewalks and pathways

MUNICIPAL GUIDELINES:

The building is pushed back slightly from the street given the 

building setback requirements and its residential nature.

Note that we are requesting a deviation to extend the canopy 

6’-6” feet into the 10’ setback to provide better coverage 

for the ramp and stairs from the sidewalk to the primary 

entrance.

DRV22-00498
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 8. BLANK WALLS

OUR APPROACH:

8. BLANK WALLS:

• Minimize visible blank walls exposed to public view

• Provide planting to screen most of blank walls

The site does contain a number of retaining walls due to the slope along 116th.   At the immediate 

street frontage, careful grading and the use of tiered planter boxes helps avoid any resulting black 

wall.

Along the basement level some portions of the garage wall are exposed.  This is broken up with 

decorative grilles which provide fresh air to the garage, and a combination of berms, raised planters, 

and landscaping.

The large retaining wall adjacent to the wetland buffer will be heavily planted as part of the buffer 

mitigation strategy, and is approximately 12’ below the level of sidewalk.  This area is not readily visible 

and will be almost completely screened as the vegetation matures.

MUNICIPAL GUIDELINES:
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 9. LIGHTING

.

OUR APPROACH:

9. LIGHTING:

• Provide adequate lighting levels in all areas used by pedestrians and automobiles, including building entries, 

Walkways, parking areas, circulation areas, and open spaces.  

• Lighting should be provided at consistent levels, with gradual transitions.

• Building facades in pedestrian areas should provide lighting to walkways and sidewalks through building mounted lights, canopy- or awning-mounted 

lights, and display window lights. 

•  Minimizing impacts of lighting on adjoining activities and uses should be considered in the design of lighting. 

MUNICIPAL GUIDELINES:

Periodic wall sconces on the building exterior provide indirect 

ambient lighting to help orientation and way finding at night.

Indirect down lighting is provided at the covered canopies to 

create a well lit and safe environment at public entrances.

Downward directional landscape path lighting is provided in 

the resident courtyard to allow safe maneuvering at night.

Limited landscape spot lighting will also assist in way finding 

and enhancing the building aesthetics at night.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 10. PEDESTRIAN AMENITIES

10. PEDESTRIAN AMENITIES:

OUR APPROACH:

Lobby Patio

The project is proposing a large covered patio space which will have manufactured planters, and 

benches for residents and visitors.  The patio sits above the public sidewalk and is separated by some 

raised landscape planting beds.  The raised planters adjacent to the sidewalk can be utilized for informal 

pedestrian seating.  The raised planters and retaining walls are proposed to be a ‘board-form’ finish to 

provide texture and interest.

The plantings will be provide interesting forms, textures and colors.  

The canopy will provide shelter and relief for residents and visitors, and create a space that can be utilize in 

all-seasons.

The lobby patio will be lighted from above with down lights within the canopy.

Resident Courtyard

The project is proposing a large resident courtyard which will have several areas for different types of 

seating.  The courtyard area immediately outside the resident amenity will include decorative paving, 

ornamental plantings, and table and bench seat.  The south portion of the resident courtyard area will 

include a shelter for shading, decorative paving, ornamental plantings and bench seating for group 

gathering.  The two areas are connected by a informal gathering space with a flagstone style paving 

material landscape boulders and individual bench seating.

The resident courtyard shall be secured from the public sidewalk by horizontal board fencing which will 

provide security, while allowing transparency and interest.

The resident courtyard will be lighted for safety and aesthetics.  The pedestrian surface shall be lighted from 

above in the gathering spaces and smaller scale pedestrian pathway lights will define edges.  Trees within 

the courtyard will be uplighted for dramatic effect.

Wetland Overlook

The project is proposing an small gathering area at the southeast corner of the building which can be utilized 

to observe the improved wetland buffer and should be an excellent location for observing local songbirds.  

The overlook space will have a single bench for individual seating.

The wetland overlook area will be lighted from above for safety and security.

MUNICIPAL OBJECTIVES:

• Provide pedestrian amenities along all sidewalks, interior pathways and with plazas and other open 

spaces. Desired amenities include:

• Pedestrian scaled lighting (12-15’ height).

• Seating space - benches, steps, railings and planting ledges (12-20” height acceptable, 16-18” height 

preferred, 6-24” width).

• Pedestrian furniture such as trash receptacles, consolidated newspaper racks, bicycle racks and 

drinking fountains.

• Planting beds and/or potted plants.

• Unit paving such as stones, bricks, or tiles.

• Decorative pavement patterns and tree grates.

• Water features.

• Informational kiosks.

• Transit shelters.

• Decorative clocks.

• Artwork.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 11. INTERIOR PEDESTRIAN CONNECTIONS

.

OUR APPROACH:

11. INTERIOR PEDESTRIAN CONNECTIONS:

• Provide convenient pedestrian access between the street, bus stops, buildings, parking areas, and open spaces. 

• Design all buildings abutting a public sidewalk or major internal pathways to provide direct pedestrian access to the sidewalk or pathway.

• Provide interior pedestrian connections to adjacent properties containing similar uses or complementary uses. 

• Provide paved walkways through large parking lots.

MUNICIPAL GUIDELINES:

At all grade levels of the building have direct access to the 

sidewalk and public right of way.

Public areas on level 1 and 2 have clear and direct access to 

the sidewalk.

The site is bounded by public row on 3 sides and a wetland to 

the south, and has no opportunities to provide connectivity to 

adjacent properties.

We have included internal pathways to promote use of the 

courtyard and a viewpoint overlooking the wetlands to the 

south of the building.

The vast majority of the parking is internal.  A single sidewalk 

abuts the exterior stalls leading to the parking garage and 

public sidewalk
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 12. PEDESTRIAN PLAZAS

MUNICIPAL OBJECTIVES:

• To provide a variety of pedestrian-oriented areas to attract shoppers to commercial areas and enrich 

the pedestrian environment.

• To create gathering spaces for the community.

• To configure buildings and uses to encourage pedestrian activity and pedestrian focal points.

• To use trees appropriate to the urban environment of the Totem Lake Business District.

MUNICIPAL GUIDELINES:

a. Provide pedestrian plaza in conjunction with mixed-use development and non-residential uses.

b. Publicly accessible space at the primary frontage and between buildings will extend the public realm 

while creating a transition between public and private spaces, and attract public use by being well-

designed, interesting spaces that are integrated with the street environment.  The space should be 

of sufficient size to allow for a variety of features, including pedestrian/multi-use paths, plaza, seating, 

public art and water features.

c. Position plazas in visible locations on major streets, major internal circulation routes, close to bus stops, 

or where there are strong pedestrian flows on neighboring sidewalks. For large sites development 

should be configured to create a focal plaza or plazas.  Plazas should be no more than 3-feet above or 

below the adjacent sidewalk or internal pathway to enhance visibility and accessibility.

d. Incorporate plenty of benches, steps, and ledges for seating.  A combination of permanent and 

movable seating is encouraged.  Seating areas should be provided with views of amenities, landscaping 

elements, or people watching.

e. Provide storefronts, street vendors, or other pedestrian-oriented uses, to the extent possible, around the 

perimeter of the plaza.

f. Provide landscaping elements that add color and seasonal interest. This can include trees, planting 

beds, potted plants, trellises, and hanging plants.

g. Incorporate pedestrian amenities, as described in Section 10.

h. Consider the solar orientation and the wind patterns in the design of the open space and choice of 

landscaping. 

i. Provide transitional zones along the building edges to allow for outdoor eating areas and a planted 

buffer.

12. PEDESTRIAN PLAZAS:

OUR APPROACH:
The project is proposing a west facing patio that is associated with the building lobby.  The lobby patio will be warmed 

by the afternoon sun, creating a space for the residents in the afternoon.  The lobby patio is located at the upper end 

of the site overlooking the public sidewalk.  The space includes: fixed wood topped benches, raised planters, and 

bicycle racks.  The raised  planters will have interesting colorful plantings.  The lobby patio will be separated from the 

public sidewalk by cast-in-place concrete planters.  The raised planters are designed to encourage informal seating 

along the sidewalk.  The building overhangs the lobby patio will provide shade and relief for people who linger on the 

benches in the space.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 13. RESIDENTIAL OPEN SPACE

MUNICIPAL OBJECTIVES:

• To create usable space that is suitable for leisure or recreational activities for residents.

• To create open space that contributes to the residential setting.

MUNICIPAL GUIDELINES:

• Incorporate common open space into multi-family residential uses. In the Totem Lake Business District, 

where: 

• Very high density residential uses are allowed, the quality of the space in providing respite from the 

buildings on the site is more critical than the amount of space provided. 

• In some developments, multiple smaller spaces may be more useful than one, larger space. 

• Special recommendations for common open space:

• Consider open space as a focal point of the residential development.

• Where possible, open space should be large enough to provide functional leisure or recreational 

activity. For example, long narrow spaces rarely, if ever, can function as usable common space.

• Open space should provide for a range of activities and age groups. Children’s play areas in particular 

should be visible from dwelling units and positioned near pedestrian activity.

• Residential units adjacent to the open space should have individual entrances to the space. Preferably, 

these units should include a small area of semi-private open space enclosed by low level landscaping or 

hedges (no taller than 42”).

• Open space should feature paths, seating, lighting, and other pedestrian amenities to make the area 

more functional and enjoyable. It should be oriented to receive sunlight, (preferably south).

• Separate common space from ground floor windows, streets, service areas, and parking lots with 

landscaping and/or low-level fencing. However, care should be used to maintain visibility from dwelling 

units towards open space for safety.

13. RESIDENTIAL OPEN SPACE:

OUR RESPONSE:
The project is proposing several spaces which the resident can utilize.

The project is proposing a west facing  resident courtyard that is associated with the interior community space.  The 

resident courtyard is separated from the public sidewalk by a horizontal board fence and gate and planting areas.  The 

courtyard shall include: fixed wood topped benches, tables and chairs, manufactured planters, decorative paving 

materials, and interesting plantings with many textures and colors.  The plantings are designed to provide interesting 

textures, colors and seasonal interest.  The plantings are also intended to provide privacy for the adjacent residential 

units.  Trees are located to provide shade and be visible from interior spaces.  Tree selection was considered to provide 

spring flowers, interesting complimentary forms, textures and fall color.  The space shall have the trees uplighted for 

interest in the evenings.  The space will be lighted for safety, while being considerate of light spillage into adjacent 

residential units.  

The lobby patio will  allow residents to step out the main entrance into a partially covered space that will have fixed 

wood topped benches, deorative paving, raised planters and interesting plantings.  

The public plaza will be easily accessible for the residents by the accessible ramps and the sidewalk.  The public plaza 

will include fixed wood topped benches, decorative paving and interesting plantings.  

Residents will also be able to enjoy the wetland overlook.  The wetland overlook space can be accessed by the 

residents either through the building garage or by the accessible ramps which connect the resident courtyard 

andpublic plaza.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 14. PARKING LOTS AND VEHICULAR CIRCULATION

OUR APPROACH:

14. PARKING LOTS AND VEHICULAR CIRCULATION:

• Minimize curb cuts into the development                                 

• Break up large parking lots into smaller one        

• Take advantage of topography to hide parking under buildings

• Incorporate landscaping into parking lots

• Develop vehicular access system that minimizes conflict with pedestrians and vehicle

• Avoid parking lots that dominate a development and locate parking on side or rear 

MUNICIPAL GUIDELINES:

We have only one curb cut on our site.  It has been located 

away from the intersection to enhance safety.

The majority of our parking is in a garage, which takes 

advantage of the topography to minimize visual impact and 

bring most parking below grade.

Two convenience stalls are located towards the front 

of the site.  These are screened by the landscaping and 

topography.

The basement level parking location and use of a garage 

help separate the vehicular access from the pedestrian 

access and amenity areas at levels 1 and 2.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 15. PARKING GARAGES

OUR APPROACH:

15. PARKING GARAGES:

• Mitigate the intrusive qualities of parking garages. Along  streets, pedestrian pathways and in pedestrian areas

• Design and site parking garage entries to complement, not subordinate the pedestrian entry.  If possible, locate the  parking entry away from the primary 

street, to either the side or rear of the building. 

• Use similar architectural forms, materials, and/or details to integrate the garage with the development.

MUNICIPAL GUIDELINES:

The parking garage is partially below grade, and only 

exposed at the south end of the building.

The visible portion of the garage is set back from the street 

and well screened with landscaping and avoids detracting 

from the more public entrance and areas of the building.

We have carried the same materials and architectural 

language to the parking level to work with the whole building 

form and design.
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ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 16. ARCHITECTURAL STYLE

OUR APPROACH:

16. ARCHITECTURAL STYLE:

• Provide an architectural scale of development that is compatible with totem lake district

• Add visual interests to the building

• Incorporate fenestration techniques that indicate the scale of the building (size, location, number of windows, proportions, patterns, etc.)

• Encourage vertical modulation on multi-story building, horizontal modulation, roof line modulation

• Improve the architectural design of commercial buildings in the business district

•Provide architecture that fits into the context of the adjacent uses surrounding the business district

MUNICIPAL GUIDELINES:

Given the lack of a predominant historical style of 

architecture in the totem lake area, we’ve used recent 

adjacent development as a starting point.

Similar to other development in the area, we’ve used color 

and material transitions to enhance the modulation and help 

break up the long facades.

We’ve adopted cornice, parapet, and projection elements 

similar to adjacent developments to provide a secondary 

level of detail and visual relief.

Material selections include a mix of hardie panel and 

plank siding, with the use of decorative nichiha panels to 

emphasize more public areas and key modulation in the 

building.
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MUNICIPAL GUIDELINES:

OUR APPROACH:

17. ARCHITECTURAL SCALE:

• Incorporate fenestration techniques that indicate the scale of the building

•  Encourage vertical modulation on multi-story buildings

•  Encourage variety of horizontal building modulation

•  Encourage a variety of roofline modulation techniques

The design addresses both vertical and horizontal 

modulation most directly through a series of pop outs and 

recesses to physically break the building up.

At a secondary level, modulation is emphasized with a variety 

of material and color transitions, and secondary architectural 

elements including belly bands, as well physical changes to 

the building facade.

Several different approaches at the roof line work with the 

materials and physical modulation to support both as well as 

create variety at the roof line.
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OUR APPROACH:

18. HUMAN SCALE:

• Add visual interests to buildings

•  Encourage a combination of architectural building elements that lend the building a human scale

MUNICIPAL GUIDELINES:

Significant modulation has been created to break the 

building into smaller components visually and bring it to a 

more individual scale.

A secondary level of detail including the use of window 

shade canopies, belly bands, material and color transitions 

help to further bring the building to a more human scale.

Finally, the entrances and pedestrian areas use a higher level 

of finish materials and rich landscaping to create a more 

immediate welcoming and comfortable environment.
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OUR APPROACH:

19. BUILDING MATERIALS:

MATERIALS:

A - “NEWBURYPORT BLUE” LAP SIDING

B - NICHIHA CORBOSA “MOONDUST”

C - “GRAY CLOUD” HARDIE PANEL

D - “STARDUST” HARDIE PANEL

E - “SILVER FOX” HARDIE PANEL

F - “SUMMER WHEAT” LAP SIDING

G - “CHAR BROWN” HARDIE PANEL 

• Encourage the integration of ornament and applied art with  the structures and the site environment. 

• Use a variety of quality building materials such as brick, stone, timber, and metal, to add visual interest to the 

Buildings and reduce their perceived scale.

A
D C

D

D

F F

E

B

G

MUNICIPAL GUIDELINES:

The design relies upon material selection, color, and 

transitions to create visual interest.

Higher quality materials such as nichiha siding and store front 

windows are used at more public areas.

Subtle projections and recesses along with the use of belly 

bands, siding transitions and color changes and other 

architectural elements avoid blank walls, and bulky masses 

and support visual interest.
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20. SIGNS:

• Provide pedestrian oriented signs on all commercial facades where adjacent to a sidewalk or 
walkway.

• Includes signs located within 15’ of the ground plane, such as “blade” signs which hang below 
canopies

• Small signs located on canopies or awnings are also effective along building facades at the street.

• External lighting is preferred.

• Ground-mounted signs should feature a substantial base and be integrated with the landscaping 
and other site features.

• Mounting supports should reflect the materials and design character of the building or site elements 
or both.

OUR APPROACH:MUNICIPAL GUIDELINES:

Given the residential nature of the building, signage is limited to way finding and building identification.

Wall mounted signage is located on the retaining wall adjacent to the stairs to the main pedestrian 

image.

A second monument sign identifying the building is located at the vehicular entrance.
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OUR APPROACH:

21. SERVICE AREAS:

• Provide service areas without impacting the development

• Design site services and storage areas to promote ease of use, safety, and visual cohesion

MUNICIPAL GUIDELINES:

Garbage is collected and stored at the garage level and is 

only brought out for pickup.

All mechanical equipment and storage are within the building 

footprint to avoid visual impacts.

Garbage pickup and stalls for short term drop off and loading 

are set back from the street and recessed into the slope to 

reduce visual impact.

Additional landscaping helps screen the views of the 

garbage pickup location.

DRV22-00498
Attachment 2



CITY OF KIRKLAND | DRB | DESIGN RESPONSE

11. 08. 2022

63

ARDEA AT TOTEM LAKE | AFFORDABLE HOUSING TOD DEVELOPMENT | 22. VISUAL QUALITIES OF LANDSCAPING

MUNICIPAL OBJECTIVES:

The Building Landscape

Landscaping around urban buildings particularly buildings with blank walls, can reduce scale and add 

diversity through pattern, color, and form. Examples of how landscaping is used to soften and enhance the 

visual quality of the urban environments include:

• Dense screening of parking lots.

• Tall cylindrical trees to mark an entry.

• Continuous street tree plantings to protect pedestrians.

• Several clusters of dense trees along long building facades.

• Cluster plantings at focal points.

• Parking with trees and shrubs planted internally as well as on the perimeter.

MUNICIPAL GUIDELINES:

a. Consider the purpose and context of the proposed landscaping.  

b. The pedestrian/auto oriented landscape requires strong plantings of a structural nature to act as buffers 

or screens.

c. The pedestrian landscape should emphasize the subtle characteristics of the plant materials.

d. The building landscape should use landscaping that compliments the building’s favorable qualities and 

screens it faults while not blocking views of the business or signage.

Other Municipal Considerations:

e. Encourage a colorful mix of drought tolerant and low maintenance trees, shrubs, and perennials.  Except 

in special circumstances, ivy and grass should be avoided.

f. Take advantage of on-site topography to hide and enhance views.

g. Use wood slopes as a natural site amenity and to screen unwanted views, where applicable.

22. VISUAL QUALITY OF LANDSCAPING:

OUR RESPONSE:
The project is proposing landscaping that compliments the architecture and existing site.  

In the enhanced wetland buffer a mixture of native trees and shrubs will supplement existing retained native 

plants.  Douglas-fir, Western Red Cedar and Oregon Ash will provide scale and screening to the south 

building elevation.

Mass plantings groups are proposed for southern portion of the improved site.  Groupings of hardy Dwarf 

White Pine and Viburnum Davidii will help screen the parking area from the public sidewalk.  Serviceberry 

Trees will provide shade and relief and scale to the building.  Between the building and the parking area 

Mexican Orange will provide relief for the retaining and blank walls.

Within the public plaza and  the resident courtyard plant materials were selected to provide greater texture 

and color.  Korean Dogwood and Serviceberry will provide garden scaled canopies with four season 

interest.  Red Daylily, Black-eye Susan and Western Sword Ferns will provide complimentary colors and 

textures.

Adjacent to lobby patio plant materials were again selected to provide greater texture and color.  Karl 

Foerster Grass, and Artemesia were selected to provide textural and color interest.

Along the public sidewalk plantings were proposed which would be easily readable from a vehicle.  

Plantings are strongly ordered, colored and distinctly textured.  The Karl Foerster Grass has a distinctive 

upright form, the Dwarf White Pine and Artemesia have dramatic colors, texture, and forms.
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OUR APPROACH:

MUNICIPAL GUIDELINES:

23. TERRITORIAL VIEWS:

• Encourage roof lines to slightly follow the slope of the terrain

• Parking garages should be terraced into slope

The building does not disrupt any territorial views.  And is 

consistent with the forms and architectural along the 405 

corridor.

The parking garage sinks into the slope of the site masking 

the majority of it from view.
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DEVELOPMENT STANDARDS LIST 

ARDEA AT TOTEM LAKE, DRV22-00498 
 
ZONING CODE STANDARDS 
 
95.51.2.a  Required Landscaping. All required landscaping shall be maintained throughout 
the life of the development. The applicant shall submit an agreement to the city to be recorded 
with King County which will perpetually maintain required landscaping. Prior to issuance of a 
certificate of occupancy, the proponent shall provide a final as-built landscape plan and an 
agreement to maintain and replace all landscaping that is required by the City. 
95.52  Prohibited Vegetation.  Plants listed as prohibited in the Kirkland Plant List shall not 
be planted in the City. 
100.25  Sign Permits.  Separate sign permit(s) are required. In JBD and CBD cabinet signs are 
prohibited. 
105.32  Bicycle Parking.  All uses, except single family dwelling units and duplex structures 
with 6 or more vehicle parking spaces must provide covered bicycle parking within 50 feet of an 
entrance to the building at a ratio of one bicycle space for each twelve motor vehicle parking 
spaces. Check with Planner to determine the number of bike racks required and location. 
105.18  Entrance Walkways.  All uses, except single family dwellings and duplex structures, 
must provide pedestrian walkways between the principal entrances to all businesses, uses, and/or 
buildings on the subject property. 
105.18  Overhead Weather Protection.  All uses, except single family dwellings, multifamily, 
and industrial uses, must provide overhead weather protection along any portion of the building, 
which is adjacent to a pedestrian walkway. 
105.18.2  Walkway Standards.  Pedestrian walkways must be at least 5’ wide; must be 
distinguishable from traffic lanes by pavement texture or elevation; must have adequate lighting 
for security and safety.  Lights must be non-glare and mounted no more than 20’ above the 
ground. 
105.18.2  Overhead Weather Protection Standards.  Overhead weather protection must 
be provided along any portion of the building adjacent to a pedestrian walkway or sidewalk; over 
the primary exterior entrance to all buildings. May be composed of awnings, marquees, canopies 
or building overhangs; must cover at least 5’ of the width of the adjacent walkway; and must be 
at least 8 feet above the ground immediately below it. In design districts, translucent awnings 
may not be backlit; see section for the percent of property frontage or building facade.  
105.19  Public Pedestrian Walkways.  The height of solid (blocking visibility) fences along 
pedestrian pathways that are not directly adjacent a public or private street right-of-way shall be 
limited to 42 inches unless otherwise approved by the Planning or Public Works Directors.  All 
new building structures shall be setback a minimum of five feet from any pedestrian access right-
of-way, tract, or easement that is not directly adjacent a public or private street right-of-way. If 
in a design district, see section and Plate 34 for through block pathways standards. 
105.58  Parking Lot Locations in Design Districts.  See section for standards unique to each 
district. 
105.65  Compact Parking Stalls.  Up to 50% of the number of parking spaces may be 
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designated for compact cars. 
105.60.2  Parking Area Driveways.  Driveways which are not driving aisles within a parking 
area shall be a minimum width of 20 feet. 
105.60.3  Wheelstops.  Parking areas must be constructed so that car wheels are kept at least 
2’ from pedestrian and landscape areas. 
105.60.4  Parking Lot Walkways.  All parking lots which contain more than 25 stalls must 
include pedestrian walkways through the parking lot to the main building entrance or a central 
location. Lots with more than 25,000 sq. ft. of paved area must provide pedestrian routes for 
every 3 aisles to the main entrance.  
105.77  Parking Area Curbing.  All parking areas and driveways, for uses other than detached 
dwelling units must be surrounded by a 6” high vertical concrete curb. 
105.96  Drive Through Facilities.  See section for design criteria for approving drive through 
facilities. 
110.52  Sidewalks and Public Improvements in Design Districts.  See section, Plate 34 
and public works approved plans manual for sidewalk standards and decorative lighting design 
applicable to design districts. 
110.60.5  Street Trees.  All trees planted in the right-of-way must be approved as to species 
by the City.  All trees must be two inches in diameter at the time of planting as measured using 
the standards of the American Association of Nurserymen with a canopy that starts at least six 
feet above finished grade and does not obstruct any adjoining sidewalks or driving lanes. 
115.25  Work Hours.  It is a violation of this Code to engage in any development activity or to 
operate any heavy equipment before 7:00 am. or after 8:00 pm Monday through Friday, or before 
9:00 am or after 6:00 pm Saturday.  No development activity or use of heavy equipment may 
occur on Sundays or on the following holidays:  New Year’s Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving, and Christmas Day.  The applicant will be required to comply with 
these regulations and any violation of this section will result in enforcement action, unless written 
permission is obtained from the Planning official. 
115.45  Garbage and Recycling Placement and Screening.  For uses other than detached 
dwelling units, duplexes, moorage facilities, parks, and construction sites, all garbage receptacles 
and dumpsters must be setback from property lines, located outside landscape buffers, and 
screened from view from the street, adjacent properties and pedestrian walkways or parks by a 
solid sight-obscuring enclosure. 
115.47  Service Bay Locations.  All uses, except single family dwellings and multifamily 
structures, must locate service bays away from pedestrian areas. If not feasible must screen from 
view. 
115.75.2  Fill Material.  All materials used as fill must be non-dissolving and non-decomposing.  
Fill material must not contain organic or inorganic material that would be detrimental to the water 
quality, or existing habitat, or create any other significant adverse impacts to the environment. 
115.95  Noise Standards.  The City of Kirkland adopts by reference the Maximum 
Environmental Noise Levels established pursuant to the Noise Control Act of 1974, RCW 70.107.  
See Chapter 173-60 WAC.  Any noise, which injures, endangers the comfort, repose, health or 
safety of persons, or in any way renders persons insecure in life, or in the use of property is a 
violation of this Code. 
115.115  Required Setback Yards. This section establishes what structures, improvements 
and activities may be within required setback yards as established for each use in each zone.  
115.115.3.g  Rockeries and Retaining Walls.  Rockeries and retaining walls are limited to a 
maximum height of four feet in a required yard unless certain modification criteria in this section 
are met.  The combined height of fences and retaining walls within five feet of each other in a 
required yard is limited to a maximum height of 6 feet, unless certain modification criteria in this 
section are met. 
115.120  Rooftop Appurtenance Screening.  New or replacement appurtenances on existing 
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buildings shall be surrounded by a solid screening enclosure equal in height to the appurtenance. 
New construction shall screen rooftop appurtenances by incorporating them in to the roof form. 
 
Prior to issuance of a grading or building permit: 
27.06.030 Park Impact Fees.  New residential units are required to pay park impact fees prior 
to issuance of a building permit. Please see KMC 27.06 for the current rate.  Exemptions and/or 
credits may apply pursuant to KMC 27.06.050 and KMC 27.06.060.  If a property contains an 
existing unit to be removed, a “credit” for that unit shall apply to the first building permit of the 
subdivision. 
 
Prior to occupancy: 
95.51.2.a  Required Landscaping.  All required landscaping shall be maintained throughout 
the life of the development. The applicant shall submit an agreement to the city to be recorded 
with King County which will perpetually maintain required landscaping. Prior to issuance of a 
certificate of occupancy, the proponent shall provide a final as-built landscape plan and an 
agreement to maintain and replace all landscaping that is required by the City 
110.60.5  Landscape Maintenance Agreement.  The owner of the subject property shall 
sign a landscape maintenance agreement, in a form acceptable to the City Attorney, to run with 
the subject property to maintain landscaping within the landscape strip and landscape island 
portions of the right-of-way.  It is a violation to pave or cover the landscape strip with impervious 
material or to park motor vehicles on this strip. 
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