
CITY OF KIRKLAND 
Planning and Building Department 
123 Fifth Avenue, Kirkland, WA 98033    
425.587.3600 ~ www.kirklandwa.gov  

MEMORANDUM 

Date: March 4, 2021 

To: Design Review Board 

From: Tony Leavitt, Senior Planner 

File No.: DRV19-00306 
 
Subject: KIRKLAND URBAN SOUTH (PHASE 2) PROJECT 
 MODIFICATION TO DRB DECISION 
 
I. MEETING GOALS 

At the March 15, 2021 Design Review Board (DRB) meeting, the DRB should review the 
proposed project modifications and provide input to staff prior to staff’s decision on the 
modification request.  See Section IV for a summary of the proposed changes. 

II. BACKGROUND INFORMATION 
The subject property is located at 200 Peter Kirk Lane (see Attachment 1).  On September 
4, 2019, the DRB approved the Design Response Conference application for the Kirkland 
Urban South (Phase 2) project (see Attachment 2). 
On March 2, 2021, the applicant submitted a minor modification request to modify the 
DRB approved design for the northwest corner of the podium (see Attachments 3 and 4).  
Pursuant to Kirkland Zoning Code (KZC) Section 142.50(1)(b), Planning Staff may consult 
with the DRB when making a decision on the proposed modifications.  Due to the scope 
and nature of the proposed changes, staff would like input from Board prior to making a 
decision.  The changes are summarized in Section III below.   

III. MODIFICATION CRITERIA 
The Planning Official may approve the proposed modifications to the Design Review 
approval if it meets the criteria in Kirkland Zoning Code (KZC) Section 142.50.  Attachment 
3 contains the applicant’s response to the criteria.  Below are the applicable criteria:  

a. The need for the modification was not known and could not reasonably have been 
known before the D.R. approval was granted. 

b. The modification is minor and will not, in any substantial way, change the proposed 
development or violate any requirement imposed by the Design Review Board.  
The Planning Official may consult with the Design Review Board in his/her decision. 

c. The development that will result from the modification will be consistent with the 
design regulations, design guidelines, and Comprehensive Plan. 

Staff is consulting with the DRB prior to making a decision on the requested modification.  
Following this consultation, staff will either approve or deny the requested modifications.  
Staff considers many of the proposed changes as minor and meeting the modification 
criteria but due to the nature and scope of some of the changes, staff would like to update 
the DRB and to obtain feedback prior to making a decision.   
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Kirkland Urban South Modification to DRB Decision 
File No. DRV19-00306 

Page 2 

Proposed Changes 
The applicant has outlined the reasons for the requested modification in Attachment 3. 
The proposed changes are to the design of the L1 and L1.5 retail areas that will provide 
flexibility and amenity space for potential retail tenants (see Attachment 4). The proposal 
includes cutting back the northwest corner of L1.5 and expanding the deck level. The 
proposed scheme also has the deck overhanging the west edge of the building by 8 feet 
which results in a 6.33 foot encroachment in to the 55 foot Peter Kirk Park setback. 

IV. QUESTIONS FOR DRB CONSIDERATION 
A. The proposed modifications shown in Attachment 4 are supported by staff and will 

help to activate the northwest corner of the building with an expanded deck on Level 
1.5. The changes were found to be consistent with the general design principles 
approved by the Board.  Does the DRB have any additional comments on the proposed 
modifications? 

B. Is the proposed deck setback encroachment comparable to the approved minor 
variation for the canopies? 

V. ATTACHMENTS 
1. Vicinity Map 
2. Design Review Board Decision dated October 14, 2019 
3. Design Review Approval Modification Request 
4. Modification Plan Set 
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CITY OF KIRKLAND
Planning and Building Department

  
www.kirklandwa.gov

DESIGN REVIEW BOARD DECISION

DATE:

FILE NUMBER: 

PROJECT NAME: 

APPLICANT:  

PROJECT PLANNER:

I. SUMMARY OF DECISION

A.

B.

C.
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D.

II. DESIGN RESPONSE CONFERENCE MEETINGS

A. Background Summary
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B. Public Comment 

III. DESIGN REVIEW BOARD DISCUSSION AND CONCLUSIONS

A. MINOR VARIATIONS 
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A. BUILDING DESIGN

Massing / Articulation
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Blank Wall Treatments

B. SITE PLANNING

IV. DEVELOPMENT REVIEW COMMITTEE

V. SUBSEQUENT MODIFICATIONS
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VI. APPEALS OF DESIGN REVIEW BOARD DECISIONS AND LAPSE OF APPROVAL

Appeals

Lapse of Approval (KZC 142.55)

VII. ATTACHMENTS

VIII. PARTIES

IX. APPROVAL
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Design Review Board Decision 
DRV19-00306 
Page 6 

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 

and Building Department by 5:00 p.m., @, 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 (KZC 142.55} 

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. Applicant Proposal dated September 4, 2019 

3. Minor Modification Diagram 

4. Site Plan & Landscape Concepts 

5. Development Standards 

VIII. PARTIES 

IX. 

There are no parties that submitted written or oral comment to the DRB. 

~AL 
~-

-~ rown, Chair 

Design Review Board 

Date: /O;~;l'\ 
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Kirkland 
Urban South
KIRKLAND, WA 
DRV19-00138

DESIGN RESPONSE CONFERENCE #3:
9/4/2019

SUBMITTAL DATE: 9/4/2019
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BOARD FEEDBACK

1. West Facade Glare
• Investigate methods of reducing glare on the west facade, including adding 

shading devices and reducing the use of reflective coatings.
2. North Facade Blank Wall

• Clearly identify materials to be used.
• Provide more variation of color or surface texture.
• Provide clear delineation between modules of the material.

3. East Facade Blank Wall
• Clearly identify materials to be used.
• Break up the scale of the upper wall with joints or other architectural 

elements
4. Skybridge Design & Location

• Investigate moving skybridge to make it less visible from public spaces.
• OR design the bridge to be a scultpural element in its current location.

Introduction
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DESIGN RESPONSE CONFERENCE #2 RECAP
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Perspectives
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DESIGN RESPONSE CONFERENCE #2 RECAP
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ELEVATIONS + SECTIONS
West Elevation

West Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured high performance conrete or terracotta 
rain-screen

Exposed concrete pilasters

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Wood rainscreen cladding

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

271716 10 631 12 48 214 2911
0’ 15’ 30’ 60’

15

• • • • • 

• • • • • 

• • • • • 

• • • • 
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ELEVATIONS + SECTIONS
North Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured/patterned terracotta Exposed concrete pilaster

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Theater vestibule with metal and wood cladding

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

0’ 15’ 30’ 60’

North Elevation

210 86 3 12 15 916 141113 15 4

16

-w 

• • • • • • • • • • • • • • • • • • • 
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ELEVATIONS + SECTIONS
East Elevation

East Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured/patterned terracotta Exposed concrete pilasters

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Possible display for theater/retail

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

0’ 15’ 30’ 60’

19 2 1413 718 10 631458 2 9 16 11

17

~--• • • • • • • • • • • • • • • • • • • 
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ELEVATIONS + SECTIONS
South Elevation

South Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing

TEEN CENTER

EMERALD BUILDING

6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Louvers

Profile metal panel roof screen Metal & glass railings Wood or terracotta rain-screen Exposed concrete pilaster

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Textured/patterned terracotta

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

87 2 317 19 1413 1 6529
0’ 15’ 30’ 60’

4

18

• • • • • 

• • • • • 

• • • • • 

• • • • 



1. West Facade Glare
• Investigate methods of reducing glare on the west 

facade, including adding shading devices and 
reducing the use of reflective coatings.

Vertical fin spacing has been decreased to 5’ on center 
to increase the area of glass being shaded throughout 
the day, which should mitigate glare. 

In addition, the low-e coating can be removed in areas 
of the facade with spandrel glass, which will allow the 
glass to be less reflective and cast less of a glare.

detail image
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ELEVATIONS + SECTIONS
Enlarged West Elevation

Board Feedback

Response

Areas with low-e 
coating removed

19
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ELEVATIONS + SECTIONS
West Elevation Perspective

20



material photo
material photo detail  image
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ELEVATIONS + SECTIONS

2. North Facade Blank Wall
• Clearly identify materials to be used.
• Provide more variation of color or surface texture.
• Provide clear delineation between modules of the 

material.

Board Feedback

Design Guideline
Intent: Reduce the visual impact of blank walls by
providing visual interest.

Although blank walls are generally not encouraged
along public streets and pedestrian spaces, there
may be a few occasions in which they are necessary 
for functional purposes. Any blank walls longer than 20 
feet should incorporate two or more of the following to 
provide visual interest:

• vegetation, including trees, shrubs, ground cover 
and or vines adjacent to the wall surface

• artwork, such as bas-relief sculpture, murals, or 
trellis structures

• seating area with special paving and planting
• architectural detailing, reveals, contrasting materials, 

or other special visual interest

Architectural roof-
structure

Tall vegetation and trees 
separate the wall from the 

most public area

Contrasting colors & textures 
of terra cotta panels in random 

pattern

Enlarged North Elevation

Terra cotta texture Terra cotta range of colors Terra cotta pattern

21
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ELEVATIONS + SECTIONS
North Elevation Perspective
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material photo
material photo detail  image

Option 1
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ELEVATIONS + SECTIONS
Enlarged East Elevation

3. East Facade Blank Wall
• Clearly identify materials to be used.
• Break up the scale of the upper wall with joints or 

other architectural elements

Board Feedback

Design Guideline
Intent: Reduce the visual impact of blank walls by
providing visual interest.

Although blank walls are generally not encouraged
along public streets and pedestrian spaces, there
may be a few occasions in which they are necessary 
for functional purposes. Any blank walls longer than 20 
feet should incorporate two or more of the following to 
provide visual interest:

• vegetation, such as trees, shrubs, ground cover and 
or vines adjacent to the wall surface

• artwork, such as bas-relief sculpture, murals, or 
trellis structures

• seating area with special paving and planting
• architectural detailing, reveals, contrasting materials, 

or other special visual interest

Architectural canopies 
break the lower wall into a 

pedestrian scale

Exposing the columns 
creates a rhythm that 

echoes the floors above

Contrasting textures of 
high performance concrete 

panels in artistic pattern

Contrasting colors & textures 
of terra cotta panels in random 

pattern

Overhanging the upper mass 
of the wall splits the surface in 

half horizontally

UHPC color range (light) Southeast cornerUHPC (dark)

Lightstrips inserted

Lightstrips inserted

23
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ELEVATIONS + SECTIONS
East Elevation Perspective
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Option 2 
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ELEVATIONS + SECTIONS

material photo
material photo detail  image

Enlarged East Elevation

3. East Facade Blank Wall
• Clearly identify materials to be used.
• Break up the scale of the upper wall with joints or 

other architectural elements

Board Feedback

Design Guideline
Intent: Reduce the visual impact of blank walls by
providing visual interest.

Although blank walls are generally not encouraged
along public streets and pedestrian spaces, there
may be a few occasions in which they are necessary 
for functional purposes. Any blank walls longer than 20 
feet should incorporate two or more of the following to 
provide visual interest:

• vegetation, such as trees, shrubs, ground cover and 
or vines adjacent to the wall surface

• artwork, such as bas-relief sculpture, murals, or 
trellis structures

• seating area with special paving and planting
• architectural detailing, reveals, contrasting materials, 

or other special visual interest

Architectural canopies 
break the lower wall into a 

pedestrian scale

Exposing the columns 
creates a rhythm that 

echoes the floors above

Highly textured terra 
cotta wth integrated 

lighting

Contrasting colors & textures 
of terra cotta panels in random 

pattern

Overhanging the upper mass 
of the wall splits the surface in 

half horizontally

Lightstrips inserted

Textured terra cotta terra cotta wall system Southeast corner

Lightstrips inserted

25
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ELEVATIONS + SECTIONS
East Elevation Perspective
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Option 3 Preferred Option

UPHC color range (smooth texture) UHPC sandblast art example Southeast corner
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ELEVATIONS + SECTIONS

material photo
material photo detail  image

Enlarged East Elevation

3. East Facade Blank Wall
• Clearly identify materials to be used.
• Break up the scale of the upper wall with joints or 

other architectural elements

Board Feedback

Design Guideline
Intent: Reduce the visual impact of blank walls by
providing visual interest.

Although blank walls are generally not encouraged
along public streets and pedestrian spaces, there
may be a few occasions in which they are necessary 
for functional purposes. Any blank walls longer than 20 
feet should incorporate two or more of the following to 
provide visual interest:

• vegetation, such as trees, shrubs, ground cover and 
or vines adjacent to the wall surface

• artwork, such as bas-relief sculpture, murals, or 
trellis structures

• seating area with special paving and planting
• architectural detailing, reveals, contrasting materials, 

or other special visual interest

Architectural canopies 
break the lower wall into a 

pedestrian scale

Exposing the columns 
creates a rhythm that 

echoes the floors above

High performance 
concrete panels in 

artictic pattern

Contrasting colors & textures 
of terra cotta panels in random 

pattern

Overhanging the upper mass 
of the wall splits the surface in 

half horizontally

Lightstrips inserted

Lightstrips inserted

27
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ELEVATIONS + SECTIONS
East Elevation Perspective
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SKYBRIDGE DESIGN

4. Skybridge Design & Location
• Investigate moving skybridge to make it less visible 

from public spaces.
• OR design the bridge to be a scultpural element in 

its current location.

Board Feedback

The skybridge has been moved back away from the 
park edge and public plaza, significantly reducing its 
span between the buildings. The design has been kept 
modest, blending in with the existing buildings.

Thought has been given to how it intersects each 
building on the ends, lining up with existing material 
lines on the Central building, and landing in a small 
notch on the South building.

Response

29
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SKYBRIDGE DESIGN

URBAN PLAZA KIRKLAN URBAN CENTRAL 
FLOOR 3

KIRKLAN URBAN SOUTH     
FLOOR 2 & 3
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ARCHITECTURE     PLANNING     INTERIORS     SUSTAINABILITY 

7 1 0  S E C O N D  A V E N U E  S U I T E  1 4 0 0

S E A T T L E  W A S H I N G T O N  9 8 1 0 4 - 1 7 1 0

t .  2 0 6 . 2 4 5 . 2 1 0 0    f .  2 0 6 . 2 4 5 . 2 1 0 1    C O L L I N S W O E R M A N . C O M

38



65

  K
IR

K
L

A
N

D
 U

R
B

A
N

 S
O

U
T

H
     |        D

E
S

IG
N

 R
E

S
P

O
N

S
E

 C
O

N
F

E
R

E
N

C
E

      |     C
O

L
L

IN
S

W
O

E
R

M
A

N
       

MINOR MODIFICATIONS

Level 1 - Required Overhead Weather Protection Section A - Required Depth

REQUIREMENT REQUEST RATIONALE RELEVANT DESIGN GUIDELINES

1 23.49.018.B – Overhead Weather Protection
Overhead weather protection shall 
have a minimum dimension of eight 
(8) feet measured horizontally from 
the building wall

A minor modification to the 55 foot set-
back from Peter Kirk Park is requested 
for canopies and occupied decks that 
will project from the building face more 
than the 18 inches allowed per Section 
115.115. 3.d. of the Kirkland  
Zoning Code.  

The Master Plan and Design Guidelines encourage canopies at Retail frontage and at 
Pedestrian Pathways, and are noted in the Master Plan and Design Guidelines for the 
street section on Peter Kirk Lane (Park Promenade).  The canopy at the main elevator 
lobby also doubles as an occupied deck at Level 1.5, responding to the Board’s recom-
mendation that the upper level decks occur at a level lower than the 30 foot tall building 
base.  Another projecting deck at Level two serves to extend the activity of the Level two 
decks out towards the park, and is lowered to create better views both to to and from 
the park.  It aligns with the feature stair connecting decks at levels two and three, and 
provides additional articulation in the podium.   

D. Public Amenities: 
D-2: Enhance the building with landscaping  

Diagram
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SITE PLAN + LANDSCAPE CONCEPTS
Overall Site Plan

In Phase One, the northeast corner of the site contains 
open space and planting that acts as an extension of 
the greenbelt adjacent to Central Way. This transitions  
to a variety of open spaces within the project, including  
residential open space, and more urban plazas in the 
center of the site and west of QFC.  Kirkland Urban 
South brings the green of the park up into the building 
at multiple levels, from the base  to the top floor by 
providing a combination of usable decks and extensive 
planting that helps to moderate the transition from the 
Park to the buildings upper levels.  

Observations
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SITE PLAN + LANDSCAPE CONCEPTS
Overall Plan
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SITE PLAN + LANDSCAPE CONCEPTS
Terraces and Roof Levels
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STANDARD CONCRETE -  PEDESTRIAN AND VEHICULAR

2’X2’ SCORED 
CONCRETE 

SCORED CONCRETE 
CROSSINGS

CONCRETE ROAD

0 10 20 40
POLE LIGHTPOLE LIGHT 

PEDESTRIAN
STEP / WALL LIGHTVEHICULAR 

POLE LIGHT

SPECIALTY CONCRETE

CAST IN PLACE CONCRETE 
SEATWALL

CAST IN PLACE CONCRETE 
STEPS
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FINISH PAVING 
FIELD

TOP SEEDED FINISH
ACCENT BANDS

INTEGRAL BUFF 
COLOR
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SITE PLAN + LANDSCAPE CONCEPTS
At Grade Materials
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OVERALL + AT-GRADE

TERRACE + ROOF LEVELS
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SITE PLAN + LANDSCAPE CONCEPTS
Site Layering
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SITE PLAN + LANDSCAPE CONCEPTS
Inspiration Images

0 20 40 80
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PEDESTAL PAVERS COLORS: GRAY, CHARCOAL, TAN - 
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1 2LEVELS 02 + 03

LEVEL 03

LEVEL 02

LEVEL 02

LEVEL 02

LEVEL 07
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SITE PLAN + LANDSCAPE CONCEPTS
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SITE PLAN + LANDSCAPE CONCEPTS
Layered Planting at Grade
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SITE PLAN + LANDSCAPE CONCEPTS
Layered Planting at Terrace and Roof Levels

0 30 60 120
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LEVEL 03
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LEVEL 07
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CITY OF KIRKLAND
Planning and Building Department
123 5th Avenue, Kirkland, WA  98033 
425.587.3600 ~ www.kirklandwa.gov

DEVELOPMENT STANDARDS LIST
File: Kirkland Urban South (Phase 2) Project 

File No. DRV19-00306
ZONING CODE STANDARDS
85.25.1  Geotechnical Report Recommendations.

85.25.3  Geotechnical Professional On-Site.

95.51.2.a  Required Landscaping.

95.44  Parking Area Landscape Islands.

95.45  Parking Area Landscape Buffers.

95.50  Tree Installation Standards.

95.52  Prohibited Vegetation

100.25 Sign Permits.

105.18  Pedestrian Walkways.

105.32  Bicycle Parking.

105.18  Entrance Walkways.

50



105.18  Overhead Weather Protection.

105.18.2  Overhead Weather Protection Standards.

105.58  Parking Lot Locations in Design Districts.

105.65  Compact Parking Stalls.

105.60.2 Parking Area Driveways.

105.60.3  Wheelstops.

105.60.4  Parking Lot Walkways.

105.77  Parking Area Curbing.

105.96  Drive Through Facilities.

110.52  Sidewalks and Public Improvements in Design Districts.

110.60.5  Street Trees.

115.25  Work Hours.

115.45  Garbage and Recycling Placement and Screening.

115.47  Service Bay Locations.

115.75.2  Fill Material.

115.95  Noise Standards.

51



115.115  Required Setback Yards.

115.115.3.g  Rockeries and Retaining Walls.

15.120  Rooftop Appurtenance Screening.

115.135  Sight Distance at Intersection.

142.35.8  Public Notice Signs.

Prior to issuance of a grading or building permit:
85.25.2  Geotechnical Report Recommendations.

95.30(4)  Tree Protection Techniques.

95.34  Tree Protection.

27.06.030 Park Impact Fees.

Prior to occupancy:
95.51.2.a  Required Landscaping.

52



110.60.6  Mailboxes.

110.75  Bonds.
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Kirkland Urban Modification
Attachment 3
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ELEVATIONS + SECTIONS

Kirkland Urban Bldg FKirkland Urban Bldg E Emerald Building 434 Kirkland Way

WEST ELEVATION

NORTH ELEVATION

Emerald BuildingContinental Plaza Teen Union Building

Kirkland Urban Modification
Attachment 4

EXISTING APPROVED
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ELEVATIONS + SECTIONS

Kirkland Urban Bldg FKirkland Urban Bldg E Emerald Building 434 Kirkland Way

WEST ELEVATION

NORTH ELEVATION

Emerald BuildingContinental Plaza Teen Union Building

Kirkland Urban Modification
Attachment 4

PROPOSED
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FLOOR PLANS

Level 1.5 contains the theater mezzanine along with 
office uses including office space, conference rooms 
and back of house uses. The theater will likely include 
a mezzanine level with indoor-outdoor seating for the 
restaurant.

Exterior balconies on the west face provide outdoor 
amenity space closer to the ground level.

Observations

Project Metrics

Keynotes

1

2

Accessible terrace

Overhead weather protection below

Level 1.5

Level 1.5 Floor Plan
SCALE: 1” = 40’-0”

0’ 20’ 40’ 80’

11

2 2

2

Phase 1

OFFICE  16,500

RETAIL 0

THEATER  6,930

TOTAL  23,430

Theater Office Retail

Kirkland Urban Modification
Attachment 4

EXISTING APPROVED
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FLOOR PLANS

Level 1.5 contains the theater mezzanine along with 
office uses including office space, conference rooms 
and back of house uses. The theater will likely include 
a mezzanine level with indoor-outdoor seating for the 
restaurant.

Exterior balconies on the west face provide outdoor 
amenity space closer to the ground level.

Observations

Project Metrics

Keynotes

1

2

Accessible terrace with moveable planters

Overhead weather protection below

Level 1.5

Level 1.5 Floor Plan
SCALE: 1” = 40’-0”

0’ 20’ 40’ 80’

1

2 2

2

Phase 1

OFFICE 18,707

RETAIL 0

THEATER  11,265

TOTAL 29,972

Theater Office Retail

1

Kirkland Urban Modification
Attachment 4

PROPOSED
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FLOOR PLANS

Level 2 is comprised of office space with multiple 
accessible landscaped terraces, and an internal daylit 
atrium/circulation space connecting Levels 2-7. This 
level is accessed by elevators and stairs at the east and 
west portions of the building.

Observations

Project Metrics

Keynotes

1

2

3

4

5

Accessible Terrace

Atrium / circulation

Exterior stair/overlook

Stair/lift to skybridge

Green roof

Level 2 Floor Plan
SCALE: 1” = 40’-0”

0’ 20’ 40’ 80’

1

1

5

24

3

Level 2

OFFICE 43,940

RETAIL 0

THEATER 0

TOTAL 43,940

24

Theater Office Retail

Kirkland Urban Modification
Attachment 4

EXISTING APPROVED
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FLOOR PLANS

Level 2 is comprised of office space with multiple 
accessible landscaped terraces, and an internal daylit 
atrium/circulation space connecting Levels 2-7. This 
level is accessed by elevators and stairs at the east and 
west portions of the building.

Observations

Project Metrics

Keynotes

1

2

3

4

5

Accessible Terrace

Atrium / circulation

Exterior stair/overlook

Stair/lift to skybridge

Green roof

Level 2 Floor Plan
SCALE: 1” = 40’-0”

0’ 20’ 40’ 80’

1

1

5

24

3

Level 2

OFFICE 43,940

RETAIL 0

THEATER 0

TOTAL 43,940

24

Theater Office Retail

5
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ELEVATIONS + SECTIONS
West Elevation

West Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured high performance conrete or terracotta 
rain-screen

Exposed concrete pilasters

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Wood rainscreen cladding

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

271716 10 631 12 48 214 2911
0’ 15’ 30’ 60’

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.
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ELEVATIONS + SECTIONS
West Elevation

West Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured high performance conrete or terracotta 
rain-screen

Exposed concrete pilasters

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Wood rainscreen cladding

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

271716 10 631 12 48 214 2911
0’ 15’ 30’ 60’

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.
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ELEVATIONS + SECTIONS
North Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured high performance conrete, terracotta, or 
stone

Exposed concrete pilaster

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Theater vestibule with metal and wood cladding

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

0’ 15’ 30’ 60’

North Elevation

210 86 3 12 15 916 141113 15 4

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.
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ELEVATIONS + SECTIONS
North Elevation

1 6 11 16

2 7 12 17

3 8 13 18

4 9 14 19

5 10 15

Unitized Curtain-wall with low-e glazing 6 inch deep vertical fins Pedestrian sky-bridge to Central building Exposed steel structure parking ramp cover

High performance concrete rain-screen Metal & glass canopies Horizontal and vertical sunshading devices Alternate for outdoor seating area at theater 
restaurant

Profile metal panel roof screen Metal & glass railings Textured high performance conrete, terracotta, or 
stone

Exposed concrete pilaster

Fritted spandrel glass Roof overhang with wood-look metal panel soffit Theater vestibule with metal and wood cladding

Glazed in metal panels Exposed columns with aluminum column covers
(alternate for exposed concrete)

Colored spandrel glass

0’ 15’ 30’ 60’

North Elevation

210 86 3 12 15 916 141113 15 4

Decorative blank wall treatment: ultra high 
performance concrete with sandblasted pattern.

Kirkland Urban Modification
Attachment 4

PROPOSED

65

-w 

• • • • • • • • • • • • • • • • • • • 



46

C
O

L
L

IN
S

W
O

E
R

M
A

N
  

  
 |

  
  

 D
E

S
IG

N
 R

E
S

P
O

N
S

E
 C

O
N

F
E

R
E

N
C

E
  

  
 |

  
  

 K
IR

K
L

A
N

D
 U

R
B

A
N

 S
O

U
T

H

MATERIAL + COLOR PALETTE

Exterior Perspectives

North - Podium Exterior Wall Material Options

Wood soffit and wall cladding 7 High performance concrete 1

Metal Trim4

1

3

2

5

4

1

1

7

6

6

6
Vision glass Fritted spandrel glassSpandrel glass 321

Textured high performance concrete, terra cotta with alternating finishes, or stone5

Schematic View + Material Options
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MATERIAL + COLOR PALETTE

Exterior Perspectives

North - Podium Exterior Wall Material Options

Wood soffit and wall cladding 7 High performance concrete 1

Metal Trim4

1

3

2

5

4

1

1

7

6

6

6
Vision glass Fritted spandrel glassSpandrel glass 321

Textured high performance concrete, terra cotta with alternating finishes, or stone5

Schematic View + Material Options
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MINOR MODIFICATIONS

Level 1 - Required Overhead Weather Protection Section A - Required Depth

REQUEST RATIONALE

1 A minor modification to the 55 foot 
setback from Peter Kirk Park is 
requested for canopies and occupied 
decks that will project from the building 
face more than the 18 inches allowed 
per Section 115.115. 3.d. of the 
Kirkland  
Zoning Code.  

The Master Plan and Design Guidelines encourage canopies at Retail frontage and at 
Pedestrian Pathways, and are noted in the Master Plan and Design Guidelines for the 
street section on Peter Kirk Lane (Park Promenade).  The canopy at the main elevator 
lobby also doubles as an occupied deck at Level 1.5, responding to the Board’s 
recommendation that the upper level decks occur at a level lower than the 30 foot tall 
building base.  Another projecting deck at Level two serves to extend the activity of the 
Level two decks out towards the park, and is lowered to create better views both to to 
and from the park.  It aligns with the feature stair connecting decks at levels two and 
three, and provides additional articulation in the podium.   

Diagram
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������

����

CANOPIES FOR 
PEDESTRIAN
WALKWAY

OCCUPIED 
DECK

OCCUPIED DECK / 
ENTRY CANOPY

PROPERTY LINE

PETER KIRK 
LANE

55
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CANOPIES FOR 
PEDESTRIAN 
WALKWAY

LEVEL 1.5
70’-0”

LEVEL 2
84’-0”

LEVEL 1
54’-0”

8’-0”

6’-4”

55’-0” SETBACK
FROM PETER KIRK PARK

4’-8”

3’-0”

6’-8”

5’-0”

RETAIL

PETER KIRK 
LANE

OFFICE

OCCUPIED DECK / 
ENTRY CANOPY

CANOPY FOR 
PEDESTRIAN
WALKWAY

OCCUPIED DECK

Kirkland Urban South
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MINOR MODIFICATIONS

Level 1 - Required Overhead Weather Protection Section A - Required Depth

REQUEST RATIONALE

1 A minor modification to the 55 foot 
setback from Peter Kirk Park is 
requested for canopies and occupied 
decks that will project from the building 
face more than the 18 inches allowed 
per Section 115.115. 3.d. of the 
Kirkland  
Zoning Code.  

The Master Plan and Design Guidelines encourage canopies at Retail frontage and at 
Pedestrian Pathways, and are noted in the Master Plan and Design Guidelines for the 
street section on Peter Kirk Lane (Park Promenade).  The canopy at the main elevator 
lobby also doubles as an occupied deck at Level 1.5, responding to the Board’s 
recommendation that the upper level decks occur at a level lower than the 30 foot tall 
building base.  Another projecting deck at Level two serves to extend the activity of the 
Level two decks out towards the park, and is lowered to create better views both to to 
and from the park.  It aligns with the feature stair connecting decks at levels two and 
three, and provides additional articulation in the podium.   

Diagram

LEVEL 1.5
70’-0”

LEVEL 2
84’-0”

LEVEL 1
54’-0”

8’-0”

6’-4”

55’-0” SETBACK
FROM PETER KIRK PARK

4’-8”

3’-0”

6’-8”

5’-0”

RETAIL

PETER KIRK 
LANE

OFFICE

OCCUPIED DECK / 
ENTRY CANOPY

CANOPY FOR 
PEDESTRIAN
WALKWAY

OCCUPIED DECK
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