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DESIGN REVIEW BOARD DECISION 

DATE: April 25, 2016 

FILE NUMBER: DRV15-01765 

PROJECT NAME: VILLAGE AT TOTEM LAKE- PHASE I 

APPLICANT: Rick Beason with CenterCal Properties, LLC 

PROJECT PLANNER: Jon Regala, Planning Supervisor 

I. SUMMARY OF DECISION 

The Village at Totem Lake is a mixed-use redevelopment project of the Totem Lake Mall 
to occur in two phases. Rick Beason with CenterCal Properties, LLC applied for design 
review of Phase I of the Village at Totem Lake mixed use project at 12632 120th Avenue 
NE. Phase I consists of approximately 273,645 sq. ft. retail space, 200 residential units, 
and 1,395 parking stalls. Phase II, to consist of approximately 86,787 sq. ft. of retail, 
restaurant, and movie theater space, 655 residential units, and 1,632 parking stalls, will 
be applied for separately. 

On April 4, 2016, the Design Review Board (DRB) approved the project as shown on the 
plans dated March 28, 2016 and included as Attachment 2 subject to the following 
conditions: 

A. This application is subject to the applicable requirements contained in the 
Kirkland Municipal Code, Zoning Code, and Building and Fire Code. It is the 
responsibility of the applicant to ensure compliance with the various provisions 
contained in these ordinances. Attachment 1, Development Standards, is 
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, landscape, and site plan(s) demonstrating compliance with 
the project plans as approved by the DRB (see Attachment 2). 

2. Average building elevation calculations which include showing the average 
building elevation relative to 120th Avenue NE on the building elevation 
drawings. 

3. A parking study consistent with KZC 105.25. 
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4. Lot coverage calculations for Phase I and Phase II. Lot coverage shall be 
based on the total lot area consisting of Phase I and II. 

5. Revised landscape plans that show two trees planted in each landscape 
island 'endcap' west of the drive aisle fronting Building C, Ross, and 
buildings north of Ross. 

6. For Buildings A and B, roof plans that show the rooftop covered in a non
glare material (i.e. do not use a white material). 

7. For Building C, provide details on the proposed sunscreens consistent with 
their locations shown in Attachment 2, pages 23-26. 

8. For the Building C parking garage: 

1. Add screening to the parking garage openings fwindows') at the 
east, south, and southwest facades. The screening material must 
be approved by staff prior to permit approval and should be the 
same as or similar to the metal mesh or perforated panel shown 
in Attachment 2, page 46. 

2. Shield or place parking garage lighting in a manner that minimizes 
visibility of the lighting from the exterior at ground level. 

9. Mural design to be installed on the Whole Foods loading dock rolling door 
consistent with the landscape theme shown in Attachment 2. 

10. An analysis/comparison of the permit plans and the DRB approved plan 
set. 

C. The DRB requested that the applicant further explore changes to the design of 
the Ross fac;ade (see Attachment 2, pages 127-128) and did not approve that 
design as part of this Phase 1 approval. The applicant shall submit a new Design 
Response Conference application, including the applicable review fee, which 
addresses the design concerns of the Ross fac;ade (see Section III below). The 
DRB shall review the proposal for consistency with the design guidelines found in 
the Totem Lake Mall Conceptual Master Plan. 

D. Subsequent Changes 

1. Any changes to the DRB approved plans, including changes that may result 
from negotiations between CenterCal Properties, LLC, and Institute 
Properties, LLC in regards to the 'Amended and Restated Non-Exclusive 
Easement Agreement', shall be subject to the modification criteria/process in 
KZC 142.50. 

2. In regards to fac;ade changes, staff may refer to Attachment 3, Section 3.3 
for design guidance. If changes to the DRB approved plans are being 
proposed, the applicant shall submit a summary of all proposed project 
changes to include: 

a. Callouts of the proposed changes on the permit drawings. 

b. The associated DRB approved plan drawing(s) for comparison purposes. 

c. A written response addressing the modification criteria in KZC 142.50. 

d. A design review modification fee if applicable. 

E. 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 
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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 

Seven Design Response Conferences on this project were held on: 

• September 21, 2015 
• November 2, 2015 
• December 7, 2015 
• January 4, 2016 
• January 20, 2016 
• March 7, 2016 
• April 4, 2016 

The staff reports and applicant's responses to the DRS's recommendation can be 
found online listed by meeting date: 

http:lfwww.kl i-klandwa.gov/depalt}planninq/Boards and Commissions/ORB Meeting Informatlon.htm 

Below is a summary of the DRS's discussions at the Design Response Conference 
meetings for the project: 

September 21, 2015 - At this meeting, the DRB reviewed the applicant's plans 
and staff memo dated September 15, 2015 based on consistency with the Totem 
Lake Mall Conceptual Master Plan and feedback given at the Conceptual Design 
Conference held on July 6, 2015. After requesting public comment on the project 
and deliberating, the DRB directed the applicant to return for a second meeting to 
respond to the following DRB items/topics: 

• The development program and overall architectural approach for the retail 
portion of the project. The applicant should describe the portions of the 
buildings that they would have control over and to what extent would 
individual tenants be able to modify the exterior/architectural design. 

• Details regarding the street improvements, which includes bike lanes and the 
integration of existing transit for Totem Lake Boulevard and 120th Avenue NE. 

• Explore additional pedestrian connections along the north property line, a 
pedestrian node or entry point near the existing AutoZone building, and 
additional safe east/west pedestrian and bicycle connections from Totem 
Lake Boulevard to the building entrances. 

• Additional details regarding the east/west plaza parking boulevard including 
the proposed pedestrian amenity spaces. This area should maintain a 
pedestrian friendly environment and character in terms of design and scale. 

• Information regarding overhead weather protection, the paving plan, and 
how blank walls are to be treated. 

• Further development of Building C to include the two parking garage options 
discussed at the previous meeting (stand-alone garage and garage integrated 
above ground floor retail space). Special attention should be paid to the 
upper story west fac;ade. 

• A creative landscape plan that considers a variety of colors, species, and long 
term viability given the purpose of the landscaping. 
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• Additional information regarding the proposed loading/unloading area 
including examples of the entry gate design. 

• Further refinement of building massing (for all buildings) to include detailed 
information on building articulation, color, and materials where applicable. 

November 2. 2015 - At this meeting, the DRB reviewed the applicant's plans and 
staff memo dated October 26, 2015 based on consistency with the Totem Lake Mall 
Conceptual Master Plan and feedback given at the September 21st Design Response 
Conference. After requesting public comment on the project and deliberating, the 
DRB directed the applicant to return for a third meeting. 

The DRB was in agreement that the general massing concept for Building A (Whole 
Foods) and Building B (adjoining Whole Foods) was acceptable given that the two 
buildings were only one to two stories in height. In regards to Building C (mixed-use 
residential building), the DRB was unable to provide substantive direction on the 
building's final massing due to the lack of information provided at the previous 
meeting. The DRB did agree that additional density and a larger building was 
appropriate for Building C. 

For the next meeting, the DRB requested the applicant walk the DRB through the 
proposal in a thoughtful and organized manner addressing the issues below: 

• Provide a clearly labeled site plan. 

• Further building massing and fac;:ade refinement to include information on 
building heights, building articulation, color, and materials where applicable. 

• Provide details on building modulation. 

• Describe the development program and overall architectural approach for the 
retail portion of the project. The applicant should describe the portions of 
the buildings that they would have control over and to what extent would 
individual tenants be able to modify the exterior/architectural design. 

• Explore designing the site plan/project to reflect more of a 'village' concept 
instead of a typical suburban mall 

December 7, 2015 - At this meeting, the DRB reviewed the applicant's plans and 
staff memo dated December 1, 2015 based on consistency with the Totem Lake Mall 
Conceptual Master Plan and feedback given at the November 2nd Design Response 
Conference. After requesting public comment on the project and deliberating, the 
DRB directed the applicant to return for a fourth meeting. 

The DRB provided the following feedback and direction to the applicant in 
preparation for the next meeting: 

Site- The DRB was in general agreement on the following site plan components: 

• Site layout including central east/west boulevard plaza 

• Shared bicycle and pedestrian paths along 120th Avenue NE and Totem Lake 
Boulevard (Note: Public Works to review and approve final design) 

• Street and plaza finishes 

• Pedestrian connections 

Butldinq A (Whole Foods Building) - The DRB was in general agreement on the 
industrial and contemporary style of the building and the integration of warmer 
colors to make the building look less sterile. The DRB had the following comments: 
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• Explore design changes to the 120th Avenue NE building elevation in regards 
to: 

o Making it less repetitive 

o Showing building articulation 

o Adding more human scale/interest to this fa<,;ade including the addition of 
landscape planters and roof line articulation 

o Mitigating blank wall near loading dock area 

• Liked warmth of the cedar but had concern regarding long term fading. 

• Show trees in elevation drawings (also have elevation drawings without 
trees). 

• Provide details on corner patio plan and rooftop equipment screening 

Loading Gate - The DRB requested further study of the loading dock area based on 
the following comments: 

• Wood is not an acceptable material for the gate although it may be used as 
an accent material 

• Further explore gate function (i.e., align with street, study door swing, etc.) 

• Utilize a more contemporary design for the gate. Perhaps a more artistic 
design via aluminum with laser cut design. 

• Study composition/elevations of Whole Foods to Bldg. Band explore how the 
gate can be a design transition between buildings. How can it complement 
the adjoining buildings? 

Building B - The DRB was in general agreement on the design theme for Building B 
but had the following comments/questions: 

• Can the west fa<,;ade be made more balanced in terms of colors and 
materials? 

• Along the 120th Avenue NE, the fa<,;ade was too monochromatic. Introduce 
more color to this fa<,;ade. 

• Provide the 'family' of canopies proposed for the storefronts 

• Show how glazing (vision glass vs opaque glass) will be used 

• Roof screening/treatments, explore green roof elements (not necessarily 
entire roof, identify portions of roof that would be appropriate for a green 
roof) 

• Mitigate blank wall near loading dock 

Wells Fargo - The DRB generally agreed on the design and materials proposed for 
the stand-alone Wells Fargo building but asked that the fa<,;ade better relate to the 
brick color being used. Trees should also be shown in the elevation and plan 
drawings. 

Landscaping - The DRB was in general agreement with the proposed landscape plan 
but had several comments: 

• Avoid too many deciduous plants 

• Use a variety of evergreens 

Amenities- No DRB comments 
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Other items - The DRB requested several additional items to be presented by the 
applicant at the next meeting: 

• Material board 

• Tenant guidelines for changing the building fa<;ade ('kit of parts', materials, 
articulation, and criteria/thresholds for fa<;ade changes) 

• Samples of CenterCal quality/standards 

January 4, 2016 - At this meeting, the DRB reviewed the applicant's plans and 
staff memo dated December 21, 2015 based on consistency with the Totem Lake 
Mall Conceptual Master Plan and feedback given at the December ih Design 
Response Conference. After requesting public comment on the project and 
deliberating, the DRB directed the applicant to return for a fifth meeting. 

At the January 4th DRB meeting, the DRB was in general agreement with the 
following project components and the associated revisions: 

• Building A (Whole Foods) - Locating planters at the base of the fa<;ade along 
120th Avenue NE and near the loading area, and the revised patio and 
seating area at the building corner facing 120th Avenue NE. 

• Building B - Adding more contrast to the color palette for the 120th Avenue 
NE fa<;ade and the proposed 'family' of canopies. 

• Loading Area Gate- Rolling gate design and proposed artwork on the rolling 
gate face. 

• Building M (at Totem Lake Boulevard entrv) & Building B (at corner of 120th 
Avenue NE and Totem Lake Boulevard) - Revised architectural design, 
roofline articulation, and material palette. 

The DRB requested additional information regarding the following topics: 

Building C - The DRB did agree that additional density and a larger building was 
appropriate for Building C. Further development of Building C should include the 
parking garage integrated above the ground floor retail space. Special attention 
should also be paid to the upper story west fa<;ade. 

Ross Bwlding- The DRB requested for additional detailed materials in regards to 
the proposed changes to the existing fa<;ade north of Building C (includes Ross, 
Car Toys, and Famous Footwear). The information should be similar to the detail 
provided for the other buildings of the project. 

Fa(ade Modifications- Tenant guidelines for changing the building fa<;ade ('kit of 
parts', materials, articulation, and criteria/thresholds for fa<;ade changes) 

January 20, 2016 - At this meeting, the DRB reviewed the applicant's plans and 
staff memo dated January 13, 2016 based on consistency with the Totem Lake Mall 
Conceptual Master Plan and feedback given at the January 4th Design Response 
Conference. After requesting public comment on the project and deliberating, the 
DRB directed the applicant to return for a sixth meeting. 

At the January 20th DRB meeting, the DRB requested the following in regards to 
Building C: 

• Further development of the proposed massing scheme to include building 
details and articulation. 

• Supply additional project perspectives from different vantages including 
Totem Lake Boulevard and 120tn Avenue NE, northwest and northeast of the 
proposed building. 
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• Provide building sections that include adjoining buildings, including building 
massing for Phase II. 

• Provide information regarding the pedestrian scale and experience at the 
sidewalk level. 

• Study further the parking garage screening options. 

March 7, 2016 - At this meeting, the ORB reviewed the applicant's plans and staff 
memo dated February 29, 2016 based on consistency with the Totem Lake Mall 
Conceptual Master Plan and feedback given at the January 20th Design Response 
Conference. After requesting public comment on the project and deliberating, the 
ORB directed the applicant to return for a seventh meeting. 

For the next meeting, the ORB requested the following in regards to Building C: 

• Detailed wall sections to understand the proposed massing scheme to include 
building details and articulation. 

• Provide options to screen the upper story parking garage 
• A canopy and lighting plan 
• Details on the ramp/garage entry area along 120th Avenue NE and options on 

how blank walls are being treated 
• Design update to building fa<,;ades north of Ross to reflect design palette of 

Buildings A, B, and C 
• Actual material samples or alternatives to the proposed orange color 

April 4, 2016 - At this meeting, the ORB reviewed the applicant's plans and staff 
memo dated March 28, 2016 based on consistency with the Totem Lake Mall 
Conceptual Master Plan and feedback given at the March ih Design Response 
Conference. At the conclusion of the meeting, the ORB voted to approve the project 
(see Attachment 2) with conditions. The DRB agreed that the Ross fa<,;ade should 
not be approved at this time (see Section III below). 

B. Public Comment 

All public comment letters and e-mails received during the Design Response 
Conference meetings were forwarded on to the Board for consideration in addition to 
the oral comment from the public meetings. All comments are contained in the 
City's official file. Below is a summary of the general public comment themes that 
emerged through the design review process: 

• Provide pedestrian and bicycle access 
• Create a village 'feel' unique to Kirkland 
• Make inviting to pedestrians, especially the east/west boulevard 
• Reduce large field of parking by creating new smaller retail blocks in the west 

parking area 
• Design buildings to be of appropriate size and scale 
• Maintain the Institute Properties' access and parking easement on the Mall 

property 

III. DESIGN REVIEW BOARD DISCUSSION AND CONCLUSIONS 

The DRB used the Totem Lake Mall Conceptual Master Plan (CMP) as the basis for their 
review of the project. The ORB concluded that the proposal, along with the Conditions 
of Approval in Section I, met the intent of the CMP, which were developed specifically 
for the site. For more background on the guidelines and evaluation of how the project 
meets the CMP guidelines, see the staff advisory reports from the design response 
conferences contained in file DRV15-01765 or on the ORB webpage by meeting date: 

http://www .kj rklandwa .gov /clepart/plan ninq/Boards and Commissions/ORB Meeting Information. htm 
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In regards to the Ross fa~ade (Condition of Approval I.C), the DRB requested that the 
applicant further explore changes to the design of the Ross fa~ade (see Attachment 2, 
pages 127-128) and did not approve that design as part of this Phase 1 approval. The 
DRB concluded that the current design did not fully comply with applicable design 
guidelines and that additional follow-up is needed to the Ross fac;ade by the applicant in 
regards to the following CMP design guidelines before approval can be granted: 

• ''Pedesttian-Friendlv" Building Fronts. All bwlding fronts should have pedestrian-friendly 
features, such as transparent or decorative windows, public entrances, murals or 
artwork, bulletin boards, display windows, seating, or street vendors. Blank walls 
should be mitigated where feas1ble using architectural techniques such as recessing the 
wall with niches, artwork on the surface, or inslilllation of trellises or similar 
architectural features. Since pedestrians move slowly along the sidewalk, the street 
level of buildings must be interesting and varied. Since the potential exists for large 
tenants to locate within TL 2, efforts should be made to minimize the impacts of these 
uses along pedestrian-oriented streets and concourses. Along 12dh A venue NE, 
bwldings should be designed to add vitality along the sidewalk, by providing multiple 
entrance points to shops, continuous weather protection, outdoor dining, transparency 
of windows and interactive window displays, entertainment and diverse architectural 
elements. Ground floor development in TL 2 should be set close to the sidewalk along 
pedestrian streets and concourses to orient to the pedestrian and prov1de appropriately
scaled environment. 

• Fenestration Patterns. Varied window treatments should be encouraged. Ground floor 
uses should have large windows that showcase storefront displays to increase 
pedestrian interest. Architectural detailing at all window jambs, sills, and heads should 
be emphasized. 

• Architectural Elements. Architectural bwlding elements such as arcades, balconies, bay 
windows, roof decks, trellises, landscaping, awnings, cornices, friezes, art concepts, and 
courtyards should be encouraged. Balconies provide private open space, and help to 
minimize the vertical mass of structures. Residential bwlding facades visible from 
streets and public spaces should provide balconies of a sufficient depth to appear 
integrated into the budding and not "tacked on'~ 

• Building Modulation - Vertical. Vertical building modulation should be used to add 
variety and to make large bw1dings appear to be an aggregation of smaller bwldings. 

• Buildli7Q Modulation - Horizonlil/. Horizontal building modulation may be used to 
reduce the perceived mass of a building and to provide continuity at the ground level of 
large bul1ding complexes. 

• Color. Color schemes should adhere to the gwdelines enumerated above. The use of a 
range of colors compatible with a coordinated color scheme should be encouraged. 

IV. DEVELOPMENT REVIEW COMMITTEE 

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

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 

Appeals 

KZC 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 
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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., Sfi:sflGfourteen (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 

Pursuant to 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. Development Standards 
2. Applicant proposal approved by DRB 
3. Tenant Guidelines 

VIII. PARTIES 

A list of parties that submitted written or oral comments to the DRB have been attached 
to file no. DRV15-01765. 

IX. APPROVAL 

4 --U- :2ol(o 

Tim Olson, Chair - Design Review Board Date 





DEVELOPMENT STANDARDS
DRV15-01765

PUBLIC WORKS DEPARTMENT

20130603002229

20130603002229

PLANNING DEPARTMENT

90.80  Streams.  No land surface modification may take place and no improvements may be located in a stream except
as specifically provided in this Section.
90.90  Stream Buffers.  No land surface modification may take place and no improvement may be located within the
environmentally sensitive buffer for a stream, except as provided in this Section.
90.95  Stream Buffer Fence.  Prior to development, the applicant shall install a six-foot high construction phase fence
along the upland boundary of the entire stream buffer with silt screen fabric installed per City standard.  The fence shall
remain upright in the approved location for the duration of development activities.  Upon project completion, the applican
shall install between the upland boundary of all stream buffers and the developed portion of the site, either 1) a
permanent 3 to 4 foot tall split rail fence, or 2) permanent planting of equal barrier value.
92.35  Prohibited Materials In Design Districts.  If in a design district the following building materials are prohibited or
limited in use: mirrored glass or reflective materials, corrugated fiberglass, chain link fencing, metal siding, concrete
block, backlit awnings. Water spigots are required along building facades along sidewalks for cleaning and plant
watering. Commercial buildings with more than one tenant shall install a cornerstone or plaque.
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.
95.44  Parking Area Landscape Islands.  Landscape islands must be included in parking areas as provided in this
section.
95.45  Parking Area Landscape Buffers.  Applicant shall buffer all parking areas and driveways from the right-of-way and
from adjacent property with a 5-foot wide strip as provided in this section. If located in a design district a low hedge or
masonry or concrete wall may be approved as an alternative through design review.
95.50  Tree Installation Standards. All supplemental trees to be planted shall conform to the Kirkland Plant List. All
installation standards shall conform to Kirkland Zoning Code Section 95.45.
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.
105.18  Pedestrian Walkways.  All uses, except single family dwelling units and duplex structures, must provide
pedestrian walkways designed to minimize walking distances from the building entrance to the right of way and adjacent
transit facilities, pedestrian connections to adjacent properties, between primary entrances of all uses on the subject
property, through parking lots and parking garages to building entrances.  Easements may be required.  In design
districts through block pathways or other pedestrian improvements may be required. See also Plates 34 in Chapter 180.
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
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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.
105.65  Compact Parking Stalls.  Up to 50% of the number of parking spaces may be 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.
105.77  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.
115.75.2  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.
115.90  Calculating Lot Coverage.  The total area of all structures and pavement and any other impervious surface on
the subject property is limited to a maximum percentage of total lot area.  See the Use Zone charts for maximum lot
coverage percentages allowed.  Section 115.90 lists exceptions to total lot coverage calculations See Section 115.90 for
a more detailed explanation of these exceptions.
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.
115.115.3.p  HVAC and Similar Equipment:  These may be placed no closer than five feet of a side or rear property line,
and shall not be located within a required front yard; provided, that HVAC equipment may be located in a storage shed
approved pursuant to subsection (3)(m) of this section or a garage approved pursuant to subsection (3)(o)(2) of this
section. All HVAC equipment shall be baffled, shielded, enclosed, or placed on the property in a manner that will ensure
compliance with the noise provisions of KZC 115.95.
115.115.d  Driveway Setbacks.  Parking areas and driveways for uses other than detached dwelling units, attached and
stacked dwelling units in residential zones, or schools and day-cares with more than 12 students, may be located within
required setback yards, but, except for the portion of any driveway which connects with an adjacent street, not closer
than 5 feet to any property line.
115.120  Rooftop Appurtenance Screening.  New or replacement appurtenances on existing buildings shall be
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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.
115.135  Sight Distance at Intersection.  Areas around all intersections, including the entrance of driveways onto streets,
must be kept clear of sight obstruction as described in this section.

Prior to issuance of a grading or building permit:
90.95  Stream Buffer Fence.  Prior to development, the applicant shall install a six-foot high construction phase fence
along the upland boundary of the entire stream buffer with silt screen fabric installed per City standard.  The fence shall
remain upright in the approved location for the duration of development activities.  Upon project completion, the applican
shall install between the upland boundary of all stream buffers and the developed portion of the site, either 1) a
permanent 3 to 4 foot tall split rail fence, or 2) permanent planting of equal barrier value.
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

BUILDING DEPARTMENT

BUILDING
General Conditions Contact: John Minato, Plans Examiner

1. This project will be subject to building permit fees as adopted by city ordinance.  As requested by the applicant, the
city will be evaluating an agreement for the progressive review of design drawings which will facilitate building code
review at various stages of design development.  Following design review, the applicant should anticipate the following
Building Department fees:
• Final intake fees (paid at application of a Building Permit)
• Permit Fee (paid at the issuance of a Building Permit)
• Plumbing, Mechanical and Electrical fees
• Land Surface Modification (Grading), Intake and Inspection Fees
2. There may be additional development fees due the Planning and/or the Public Works Departments. It is the
applicant’s responsibility to contact the Planning and Public Works Departments by phone or in person to determine the
fees.
3. A full geotechnical report is required addressing the development proposal.  The report must be prepared by a
Washington State licensed Professional Engineer. Recommendations contained within the report shall be incorporated
into the proposed design.
4. Drainage or fixtures located below the next upstream manhole or below the main sewer level shall comply with UPC
Section 710.  Drainage piping serving fixtures which have flood-level rims located below the elevation of the next
upstream manhole cover of the sewer serving such drainage piping shall be protected from backflow of sewage by
installing an approved type of backwater valve.  Fixtures above such elevation shall not discharge through the backwater
valve.
5. Plumbing meter and service line shall be sized in accordance with the current UPC. We are currently using the 2012
edition.
6. Any vault or retaining walls will require a separate permit.

Structure:
7. Building permits must comply with the International Building, Residential and Mechanical Codes and the Uniform
Plumbing Code as adopted and amended by the State of Washington and the City of Kirkland. Kirkland currently has
adopted the 2012 editions. Note the 2015 codes as adopted and amended by the state will be effective for permit
applications received on or after July 1 2016.
8. Structures must comply with International Energy Conservation Code as adopted and amended by the State of
Washington. We are currently using the 2012 edition.
9. Kirkland reviews, issues and inspects all electrical permits in the city. Kirkland currently uses the 2014 Washington
Cities Electrical Code chapters 1 and 3 as published by WABO.
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10. Structures must be designed for seismic design category D, wind speed of 110 miles per hour and exposure B.
11. Nonstructural components must be designed for seismic design category D, wind speed of 110 miles per hour and
exposure B.   ASCE 7 – 10

General Code Comments:

1.   Building Occupancies (IBC 301)
•     Parking structure (open and enclosed): S-2
•     Mercantile (Buildings not defined as covered or open mall): M
•     Residential (multifamily): R2 ( includes hotel/apartments/condominium)
•     Restaurants occupant load > 50:   A2
•     Movie Theater: A-1
•     Office: B

2.    Unlimited building areas: (IBC 507)
•     Occupancies: B,F,M,S
•     Sprinklered
•     Not more than 2 stories (IBC 507.4)
•     Yards/public ways 60 ft around entire perimeter

3.   Building height limitations:
•    Horizontal building separation allowances (IBC 510.2 through 510.9)
• Horizontal assembly of 3 hour rating creates two separate buildings.  The number of stories allowed for the building
above the lid is measured from the top of the lid (horizontal assembly).
• Building below is Type IA construction (may include occupancies A, B,M, R or S as noted in special provisions (IBC
510).  Note the horizontal separation is limited to 1 story above grade plane.
• Shafts are min 2 hr rated with opening protectives.
• Building above the horizontal separation allows for occupancies A,B M, R or S as limited by section 510.
•    Buildings shall be sprinklered
•    Residential R2 height determined by type of construction (IBC 503).  Note if building is sprinklered (full 13 system) the
building height may be increased 20 ft or 1 story.  If a 13 R system is installed the building height may still be increased
20 or 1 story but shall not exceed 60 ft or 4 stories.   WA state allows an additional story increase to 5 stories for R2 type
VA construction with stair pressurization but building height is not increased.

4. Roof top:
•    Is the roof top a story?  No since there is no floor or roof above.  Also not a fire area by definition.
• What story is the roof top on?  The roof top is considered part of the story below.
• Is “A” occupancy allowed on the roof?  Possibley if allowed on the story below based on construction type and table
503.
• Roof live loads to accommodate A occupancies
• Exits and exit enclosures are required per 1021

FIRE DEPARTMENT

FIRE DEPARTMENT COMMENTS

Contact: Grace Steuart at 425-587-3660; or gsteuart@kirklandwa.gov

ACCESS:  The access to Phase I is adequate for fire department purposes.  Although Phase II is not included in this
submittal, the Fire Department has requested through-access around the NE part of the Phase II site (rather than a
turnaround).  This was discussed at a meeting with the designers, but site plan still shows a turnaround.

Due to the general nature of the information provided so far, the remainder of fire department comments are boilerplate
in nature, for informational purposes only.
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HYDRANTS

Fire hydrants in commercial areas shall be spaced 300 feet or less apart with no hydrant further than 150 feet from any
portion of the building accessible by Fire Department vehicles. Hydrants should not be located closer than 50 feet to any
building when possible and should be no further than 50 feet from the fire department connection for the sprinkler
system or standpipes when possible.

FIRE FLOW

Fire flow requirement for the project will be based square footage and type of construction.  See Table B105.1 in the
International Fire Code for more information.  The project is in Northshore Utility District.  A certificate of water availability
shall be provided from NUD.

SPRINKLERS
A sprinkler system is required to be installed throughout.

STANDPIPES

Standpipe systems shall be installed throughout buildings where the floor level of the highest story is located more than
30 feet above the lowest level of the fire department vehicle access, or where the floor level of the lowest story is located
more than 30 feet below the highest level of fire department vehicle access. (The standpipes may be combined with the
fire sprinkler system.)

FIRE ALARM

A fire alarm system is required to be installed throughout each building.

BUILDING RADIO COVERAGE

All new buildings shall have approved radio coverage for emergency responders within the building installed in
accordance with Section 510 of the IFC and with applicable provisions of NFPA 72, National Fire Alarm Signaling Code.

HIGH RISE FIRE SAFETY SYSTEMS

If any of the buildings are classified as High Rise under the International Building Code, appropriate fire safety systems
such as smoke control, emergency voice/alarm communications system, fire command center, sprinkler system
secondary water supply, standby power, etc, will be required as appropriate.

PUBLIC WORKS DEPARTMENT

Permit #:  DRV15-01765
Project Name: Totem Lake Mall
Project Address: 12620 120th Ave. NE
Date: September 22, 2015

PUBLIC WORKS CONDITIONS

General Conditions:

1. All public improvements associated with this project including street and utility improvements, must meet the City of
Kirkland Public Works Pre-Approved Plans and Policies Manual.  A Public Works Pre-Approved Plans and Policies
manual can be purchased from the Public Works Department, or it may be retrieved from the Public Works
Department's page at the City of Kirkland's web site at www.kirklandwa.gov.

2. This project will be subject to Public Works Permit and Connection Fees.  It is the applicant’s responsibility to contac
the Public Works Department by phone or in person to determine the fees.  The fees can also be review the City of
Kirkland web site at www.kirklandwa.gov   The applicant should anticipate the following fees:
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o Surface Water Connection Fees (paid with the issuance of a Building Permit); applicable for new additional
impervious.
o Right-of-way Fee
o Review and Inspection Fee (for utilities and street improvements).
o Building Permits associated with this proposed project will be subject to the traffic, park, and school impact fees per
Chapter 27 of the Kirkland Municipal Code.  The impact fees shall be paid prior to issuance of the Building Permit(s).
Any existing buildings within this project which are demolished will receive a Traffic Impact Fee credit, Park Impact Fee
Credit and School Impact Fee Credit.  This credit will be applied to the first Building Permits that are applied for within the
project. The credit amount for each demolished building will be equal to the most currently adopted Fee schedule.

3. All street and utility improvements shall be permitted by obtaining a Land Surface Modification (LSM) Permit or
separate Right-of-way Permit.

4. All civil engineering plans which are submitted in conjunction with a building, grading, or right-of-way permit must
conform to the Public Works Policy titled ENGINEERING PLAN REQUIREMENTS.  This policy is contained in the Public
Works Pre-Approved Plans and Policies manual.

5. All street improvements and underground utility improvements (storm, sewer, and water) must be designed by a
Washington State Licensed Engineer; all drawings shall bear the engineers stamp.

6. All plans submitted in conjunction with a building, grading or right-of-way permit must have elevations which are
based on the King County datum only (NAVD 88).

7. A completeness check meeting is required prior to submittal of any Building Permit applications.

8. Prior to issuance of any commercial or multifamily Building Permit, the applicant shall provide a plan for garbage
storage and pickup.  The plan shall conform to Policy G-9 in the Public Works Pre-approved Plans and be approved by
Waste Management and the City.

9. The required tree plan shall include any significant tree in the public right-of-way along the property frontage.

Sanitary Sewer and Water Conditions:

1. Northshore Utility District approval required for water and sewer service.  An updated letter of water and sewer
availability is required; call N.U.D at 425-398-4400.

2. Any businesses serving food or drink are required to have grease interceptor on the waste line prior to discharge to
the sewer system.  The interceptor shall be sized per the Uniform Plumbing Code (minimum).

3. All garbage facilities shall be covered and the drainage shall be conveyed to the sanitary sewer system.

Surface Water Conditions:

1. The City approved Development Agreement established that this project is subject to the 1998 King County Surface
Water Design Manual.

2. Because this project disturbs greater than one acre, the applicant is responsible to apply for a Construction
Stormwater General Permit from Washington State Dept. of Ecology.  The applicant must include the Notice of Intent or
a copy of the permit in the final drainage report.

3. This project is creating or replacing more than 5000 square feet of new impervious area that will be used by vehicles
(PGIS - pollution generating impervious surface).  Provide storm water quality treatment per the 1998 King County
Surface Water Design Manual.  The enhanced treatment level is encouraged when feasible for multi-family residential,
commercial, and industrial projects less than 1 acre in size.

4. It doesn’t appear that any work within an existing ditch will be required, however the developer has been given notice
that the Army Corps of Engineers (COE) has asserted jurisdiction over upland ditches draining to streams.  Either an
existing Nationwide COE permit or an Individual COE permit may be necessary for work within ditches, depending on the
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project activities.
Applicants should obtain the applicable COE permit; information about COE permits can be found at: U.S. Army Corps
of Engineers, Seattle District Regulatory Branch
http://www.usace.army.mil/Missions/CivilWorks/RegulatoryProgramandPermits.aspx

Specific questions can be directed to: Seattle District, Corps of Engineers, Regulatory Branch, CENWS-OD-RG, Post
Office Box 3755, Seattle, WA 98124-3755, Phone: (206) 764-3495

5. Provide an erosion control report and plan with Building or Land Surface Modification Permit application.  The plan
shall be in accordance with the 1998 King County Surface Water Design Manual and/or DOE Construction Permit (see
above).

6. Construction drainage control shall be maintained by the developer and will be subject to periodic inspections.
During the period from May 1 and September 30, all denuded soils must be covered within 7 days; between October 1
and April 30, all denuded soils must be covered within 12 hours.  Additional erosion control measures may be required
based on site and weather conditions.  Exposed soils shall be stabilized at the end of the workday prior to a weekend,
holiday, or predicted rain event.

7. Provide collection and conveyance of right-of-way storm drainage.

8. All roof and driveway drainage must be tight-lined to the storm drainage system or utilize low impact development
techniques.

Street and Pedestrian Improvement Conditions:

1. The subject property abuts:
A) Totem Lake Blvd – a Principal Arterial type street.
B) 120th Ave NE - a Collector Type Street.
C) NE Totem Lake Way – a Private Street

2. Zoning Code sections 110.10 and 110.25 require the applicant to make half-street improvements in rights-of-way
abutting the subject property.  Section 110.30-110.50 establishes that this street must be improved with the following:

Totem Lake Blvd-
• Along the project frontage, City standards call for an 8 ft. wide bike lane along this street (3 ft. buffer zone with 5 ft.
bike zone), an 8 ft. wide sidewalk with street trees 30 ft. on center, and pedestrian lighting. Standard street widening is
one way to accommodate this, but the City is interested to working with developer and to look at innovative designs such
as a separated shared bicycle/pedestrian facility with the following design elements:
o 10 ft. minimum width concrete.
o Removal of the existing street trees and concrete sidewalk and installation of a meandering 10 ft. wide sidewalk
design that incorporates a superior landscape design compared to what exists today and what would be added with
standard street improvements described above.
o Extension of the shared facility along the west side of 120th Ave. NE to the transition with the street improvements
along 120th Ave. NE.
o Bicycle entrance and exit points to Totem Lake Blvd.
o Bicycle and pedestrian delineation as required by the Transportation Manager.
o Pedestrian street lighting spaced 60 ft. o.c. minimum using Totem Lake Street Light Standard.
o Retain and add to as needed vehicular street lighting as dictated by PSE lighting design.
o Dedication of public easement to encompass the ped/bike facility.
o Storm drainage collection, conveyance, and water quality treatment (for new or replaced impervious area subject to
vehicular use).

120th Ave. NE-
• Along the project frontage, City standards call for an 8 ft. wide bike lane along this street (3 ft. buffer zone with 5 ft.
bike zone), 7.5 ft. parallel parking, 10 ft. wide sidewalks, street trees 30 ft. o.c., and standard pedestrian lighting.
Standard street widening is one way to accommodate this, but the City is interested to working with developer to look at
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innovative designs to accommodate all of these uses.  The standards that have been discussed with the developer
include the following elements:
o 10-11 ft. wide driving lanes
o 7.5 ft. wide parallel parking lanes
o 10 ft. minimum sidewalk along entire frontage.
o 5 ft. wide dedicated bike lane outside the curb and in front of the sidewalk
o Bike lane delineation that identifies the bike lane in conjunction to the street and pedestrian zones
o Curb bump-outs a key locations to delineate parking and/or facilitate crosswalk locations.
o Street trees at key locations the result in a superior landscaping plan when compared to the standard street
improvements covered above.
o Pedestrian street lighting spaced 60 ft. o.c. minimum using Totem Lake Street Light Standard.
o Retain and add to as needed vehicular street lighting as dictated by PSE lighting design.
o Storm drainage collection, conveyance, and water quality treatment (for new or replaced impervious area subject to
vehicular use).
o Dedication of public easements as necessary to accommodate the improvements.

Totem Lake Way-
o Remove and replace the existing curb, gutter and sidewalk
o A 10 ft. wide sidewalk should be installed in front of any commercial use; and 8 ft. walk should be installed along
other uses.  The sidewalk should include street trees in 4x6 tree wells 30 ft. on-center and standard Totem Lake
Pedestrian Lighting installed at 60 ft. on-center.
o Storm drainage collection, conveyance, and water quality treatment (for new or replaced impervious area subject to
vehicular use).
o Innovative designs will also be considered along Totem Lake Way.

3. In addition the said street improvements, install all traffic mitigation as outlined by the City Traffic Engineer in a
separate Transportation Mitigation Memo

4. When three or more utility trench crossings occur within 150 lineal ft. of street length or where utility trenches paralle
the street centerline, the street shall be overlaid with new asphalt or the existing asphalt shall be removed and replaced.
• Existing streets with 4-inches or more of existing asphalt shall receive a 2-inch (minimum thickness) asphalt overlay.
Grinding of the existing asphalt to blend in the overlay will be required along all match lines.
• Existing streets with 3-inches or less of existing asphalt shall have the existing asphalt removed and replaced with
an asphalt thickness equal or greater than the existing asphalt provided however that no asphalt shall be less than 2
-inches thick and the subgrade shall be compacted to 95% density.

5. All street and driveway intersections shall not have any visual obstructions within the sight distance triangle.  See
Public Works Pre-approved Policy R.13 for the sight distance criteria and specifications.

6. It shall be the responsibility of the applicant to relocate any above-ground or below-ground utilities which conflict with
the project associated street or utility improvements.

7. Underground all new and existing on-site utility lines and overhead transmission lines.

8. A striping plan for the street must be submitted with the building or grading permit.
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Project Date Client Scale

2 4 8 16
TOTEM LAKE5TH FLOOR CENTERCAL

PROPERTIES, LLC
11 MARCH 2016

UNIT SCHEDULE - 5TH FLOOR

Name Area Department
RENTABLE

SIZE

LEVEL 05
1 BED
1 BED 527 SF HOUSING 598 SF
1 BED 527 SF HOUSING 598 SF
1 BED 527 SF HOUSING 598 SF
1 BED 537 SF HOUSING 610 SF
1 BED 540 SF HOUSING 613 SF
1 BED 540 SF HOUSING 613 SF
1 BED 540 SF HOUSING 613 SF
1 BED 542 SF HOUSING 615 SF
1 BED 557 SF HOUSING 633 SF
1 BED 564 SF HOUSING 641 SF
1 BED 565 SF HOUSING 641 SF
1 BED 566 SF HOUSING 642 SF
1 BED 567 SF HOUSING 644 SF
1 BED 569 SF HOUSING 645 SF
1 BED 569 SF HOUSING 645 SF
1 BED 569 SF HOUSING 646 SF
1 BED 569 SF HOUSING 645 SF
1 BED 569 SF HOUSING 645 SF
1 BED 574 SF HOUSING 652 SF
1 BED 577 SF HOUSING 655 SF
1 BED 578 SF HOUSING 656 SF
1 BED 583 SF HOUSING 662 SF
1 BED 583 SF HOUSING 662 SF
1 BED 584 SF HOUSING 663 SF
1 BED 585 SF HOUSING 665 SF
1 BED 590 SF HOUSING 669 SF
1 BED 596 SF HOUSING 676 SF
1 BED 605 SF HOUSING 687 SF
1 BED 605 SF HOUSING 687 SF
1 BED 606 SF HOUSING 687 SF
1 BED 609 SF HOUSING 691 SF
1 BED 614 SF HOUSING 697 SF
1 BED 626 SF HOUSING 711 SF
1 BED 626 SF HOUSING 710 SF
1 BED 642 SF HOUSING 728 SF
1 BED 648 SF HOUSING 735 SF
1 BED 649 SF HOUSING 736 SF
1 BED 652 SF HOUSING 740 SF
1 BED 654 SF HOUSING 742 SF
1 BED 654 SF HOUSING 742 SF
1 BED 662 SF HOUSING 752 SF
1 BED 671 SF HOUSING 761 SF
1 BED 687 SF HOUSING 779 SF
1 BED 721 SF HOUSING 818 SF
1 BED 736 SF HOUSING 835 SF
1 BED 762 SF HOUSING 865 SF
1 BED+
1 BED+ 772 SF HOUSING 877 SF
1 BED+ 896 SF HOUSING 1,016 SF
1 BED+ 908 SF HOUSING 1,030 SF
1 BED+ 938 SF HOUSING 1,064 SF
1 BED+ 938 SF HOUSING 1,064 SF
2 BED
2 BED 891 SF HOUSING 1,011 SF
2 BED 896 SF HOUSING 1,016 SF
2 BED 986 SF HOUSING 1,119 SF
2 BED 1,066 SF HOUSING 1,210 SF
2 BED 1,148 SF HOUSING 1,303 SF
STUDIO
STUDIO 322 SF HOUSING 366 SF
STUDIO 359 SF HOUSING 408 SF
STUDIO 367 SF HOUSING 416 SF
STUDIO 367 SF HOUSING 416 SF
STUDIO 371 SF HOUSING 421 SF
STUDIO 453 SF HOUSING 514 SF
STUDIO 463 SF HOUSING 525 SF
STUDIO 463 SF HOUSING 525 SF
Grand total:
64 40,222 SF 45,652 SF
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Project Date Client Scale

2 4 8 16
TOTEM LAKE6TH FLOOR CENTERCAL

PROPERTIES, LLC
11 MARCH 2016

UNIT SCHEDULE - 6TH FLOOR

Name Area Department
RENTABLE

SIZE

LEVEL 06
1 BED
1 BED 527 SF HOUSING 598 SF
1 BED 527 SF HOUSING 598 SF
1 BED 527 SF HOUSING 598 SF
1 BED 537 SF HOUSING 610 SF
1 BED 540 SF HOUSING 613 SF
1 BED 540 SF HOUSING 613 SF
1 BED 540 SF HOUSING 613 SF
1 BED 542 SF HOUSING 615 SF
1 BED 546 SF HOUSING 620 SF
1 BED 547 SF HOUSING 621 SF
1 BED 564 SF HOUSING 641 SF
1 BED 565 SF HOUSING 641 SF
1 BED 569 SF HOUSING 645 SF
1 BED 569 SF HOUSING 645 SF
1 BED 569 SF HOUSING 646 SF
1 BED 569 SF HOUSING 646 SF
1 BED 577 SF HOUSING 655 SF
1 BED 578 SF HOUSING 656 SF
1 BED 583 SF HOUSING 662 SF
1 BED 583 SF HOUSING 662 SF
1 BED 590 SF HOUSING 669 SF
1 BED 598 SF HOUSING 679 SF
1 BED 605 SF HOUSING 687 SF
1 BED 605 SF HOUSING 687 SF
1 BED 606 SF HOUSING 687 SF
1 BED 609 SF HOUSING 691 SF
1 BED 614 SF HOUSING 697 SF
1 BED 625 SF HOUSING 709 SF
1 BED 631 SF HOUSING 716 SF
1 BED 631 SF HOUSING 716 SF
1 BED 632 SF HOUSING 717 SF
1 BED 649 SF HOUSING 736 SF
1 BED 653 SF HOUSING 741 SF
1 BED 657 SF HOUSING 745 SF
1 BED 658 SF HOUSING 747 SF
1 BED 659 SF HOUSING 747 SF
1 BED 662 SF HOUSING 752 SF
1 BED 664 SF HOUSING 753 SF
1 BED 676 SF HOUSING 767 SF
1 BED 721 SF HOUSING 818 SF
1 BED 723 SF HOUSING 820 SF
1 BED 741 SF HOUSING 841 SF
1 BED 748 SF HOUSING 849 SF
1 BED 767 SF HOUSING 870 SF
1 BED 774 SF HOUSING 879 SF
1 BED+
1 BED+ 772 SF HOUSING 877 SF
1 BED+ 897 SF HOUSING 1,018 SF
1 BED+ 908 SF HOUSING 1,030 SF
1 BED+ 938 SF HOUSING 1,064 SF
1 BED+ 938 SF HOUSING 1,064 SF
2 BED
2 BED 891 SF HOUSING 1,011 SF
2 BED 896 SF HOUSING 1,016 SF
2 BED 986 SF HOUSING 1,119 SF
2 BED 991 SF HOUSING 1,125 SF
2 BED 1,006 SF HOUSING 1,142 SF
2 BED 1,066 SF HOUSING 1,210 SF
2 BED 1,126 SF HOUSING 1,278 SF
STUDIO
STUDIO 322 SF HOUSING 366 SF
STUDIO 367 SF HOUSING 416 SF
STUDIO 367 SF HOUSING 416 SF
STUDIO 431 SF HOUSING 489 SF
STUDIO 443 SF HOUSING 503 SF
STUDIO 453 SF HOUSING 514 SF
STUDIO 463 SF HOUSING 525 SF
STUDIO 463 SF HOUSING 525 SF
Grand total:
65 42,318 SF 48,031 SF
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Project Date Client Scale

2 4 8 16
TOTEM LAKE7TH FLOOR CENTERCAL

PROPERTIES, LLC
11 MARCH 2016

UNIT SCHEDULE - 7TH FLOOR

Name Area Department Rentable Size

LEVEL 07
1 BED
1 BED 472 SF HOUSING 536 SF
1 BED 527 SF HOUSING 598 SF
1 BED 527 SF HOUSING 598 SF
1 BED 527 SF HOUSING 598 SF
1 BED 534 SF HOUSING 606 SF
1 BED 537 SF HOUSING 610 SF
1 BED 540 SF HOUSING 613 SF
1 BED 547 SF HOUSING 621 SF
1 BED 551 SF HOUSING 626 SF
1 BED 562 SF HOUSING 638 SF
1 BED 564 SF HOUSING 641 SF
1 BED 569 SF HOUSING 646 SF
1 BED 577 SF HOUSING 655 SF
1 BED 578 SF HOUSING 656 SF
1 BED 582 SF HOUSING 661 SF
1 BED 582 SF HOUSING 661 SF
1 BED 597 SF HOUSING 678 SF
1 BED 603 SF HOUSING 685 SF
1 BED 606 SF HOUSING 687 SF
1 BED 618 SF HOUSING 702 SF
1 BED 620 SF HOUSING 703 SF
1 BED 625 SF HOUSING 709 SF
1 BED 630 SF HOUSING 715 SF
1 BED 631 SF HOUSING 716 SF
1 BED 631 SF HOUSING 716 SF
1 BED 631 SF HOUSING 716 SF
1 BED 632 SF HOUSING 717 SF
1 BED 632 SF HOUSING 718 SF
1 BED 632 SF HOUSING 718 SF
1 BED 648 SF HOUSING 735 SF
1 BED 653 SF HOUSING 741 SF
1 BED 676 SF HOUSING 767 SF
1 BED 707 SF HOUSING 802 SF
1 BED 711 SF HOUSING 808 SF
1 BED 721 SF HOUSING 818 SF
1 BED 741 SF HOUSING 841 SF
1 BED 774 SF HOUSING 879 SF
1 BED+
1 BED+ 772 SF HOUSING 877 SF
1 BED+ 886 SF HOUSING 1,005 SF
1 BED+ 896 SF HOUSING 1,016 SF
1 BED+ 908 SF HOUSING 1,030 SF
1 BED+ 938 SF HOUSING 1,064 SF
2 BED
2 BED 851 SF HOUSING 966 SF
2 BED 896 SF HOUSING 1,016 SF
2 BED 955 SF HOUSING 1,084 SF
2 BED 987 SF HOUSING 1,120 SF
2 BED 1,002 SF HOUSING 1,137 SF
2 BED 1,022 SF HOUSING 1,159 SF
2 BED 1,066 SF HOUSING 1,210 SF
STUDIO
STUDIO 322 SF HOUSING 366 SF
STUDIO 356 SF HOUSING 404 SF
STUDIO 367 SF HOUSING 416 SF
STUDIO 367 SF HOUSING 416 SF
STUDIO 399 SF HOUSING 452 SF
STUDIO 402 SF HOUSING 456 SF
STUDIO 463 SF HOUSING 525 SF
STUDIO 463 SF HOUSING 525 SF
STUDIO 519 SF HOUSING 589 SF
STUDIO 519 SF HOUSING 589 SF
STUDIO 519 SF HOUSING 589 SF
STUDIO 519 SF HOUSING 589 SF
STUDIO 625 SF HOUSING 709 SF
STUDIO 748 SF HOUSING 849 SF
Grand total:
63 40,259 SF 45,694 SF
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   LIGHT PALETTE

  DARK PALETTE
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  RETAIL PALETTE 2

  RETAIL PALETTE 1

MATERIAL PALETTE PERSPECTIVE DIAGRAM
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LANDSCAPE INSPIRATION IMAGES
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LEVEL 5 PLAN: LANDSCAPE 0’ 20’ 40’ 80’
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WINTER SOLSTICE | Dec 21st
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ENTRY VIEW FROM TOTEM LAKE BLVD. (VIEW 1)
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VIEW FROM DEVELOPMENT ACROSS 120TH (VIEW 2)
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VIEW DRIVING SOUTH ALONG 120TH (VIEW 3)
Site approach from Hospital Hill
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VIEW FROM ROSS PARKING LOT (VIEW 4)

see appendix A 
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VIEW FROM 124TH STREET (VIEW 5)
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VIEW FROM AUTOZONE (VIEW 6)

Site approach from Totem Lake Blvd

see appendix A 
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LIGHTING PLAN: PARKING LEVELS
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LIGHTING PLAN: RESIDENTIAL COURTYARDS
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7 SF HOU
7 SF HOU
7 SF HOU
7 SF HOU
0 SF HOU
0 SF HOU
0 SF HOU
2 SF HOU
7 SF HOU
4 SF HOU
5 SF HOU
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7 SF HOU
9 SF HOU
9 SF HOU
9 SF HOU
9 SF HOU
9 SF HOU
4 SF HOU
7 SF HOU
8 SF HOU
3 SF HOU
3 SF HOU
4 SF HOU
5 SF HOU
0 SF HOU
6 SF HOU
5 SF HOU
5 SF HOU
6 SF HOU
9 SF HOU
4 SF HOU
6 SF HOU
6 SF HOU
2 SF HOU
8 SF HOU
9 SF HOU
2 SF HOU
4 SF HOU
4 SF HOU
2 SF HOU
1 SF HOU
7 SF HOU
1 SF HOU
6 SF HOU
2 SF HOU

2 SF HOU
6 SF HOU
8 SF HOU
8 SF HOU
8 SF HOU

1 SF HOU
6 SF HOU
6 SF HOU

066 SF HOU
148 SF HOU

2 SF HOU
9 SF HOU
7 SF HOU
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(51mm)
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/8"
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/8"
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(51mm)
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mm)
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2" Dia.

(51mm)
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(51mm)
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/8"
mm)

Style ‘A
2" Dia.

(51mm)
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/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A

2" Dia.
(51mm)

Style ‘B’
/8"
mm)

Style ‘A

UN

Name

LEVEL 05
1 BED
1 BED 52
1 BED 52
1 BED 52

1 BED 58
1 BED 58
1 BED 58
1 BED 59
1 BED 59
1 BED 60
1 BED 60
1 BED 60
1 BED 60
1 BED 61
1 BED 62
1 BED 62
1 BED 64
1 BED 64
1 BED 64
1 BED 65
1 BED 65
1 BED 65
1 BED 66
1 BED 67
1 BED 68
1 BED 72
1 BED 73
1 BED 76
1 BED+
1 BED+ 77
1 BED+ 89
1 BED+ 90
1 BED+ 93
1 BED+ 93
2 BED
2 BED 89
2 BED 89
2 BED 98
2 BED 1,0
2 BED 1,1
STUDIO
STUDIO 32
STUDIO 35
STUDIO 367 SF HOU
STUDIO 367 SF HOU
STUDIO 371 SF HOU
STUDIO 453 SF HOU
STUDIO 463 SF HOU
STUDIO 463 SF HOU
Grand total:
64 40,222 SF
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Surface Mount, Style 'A' 
shown in 

Clear Anodized Powder (CAP) finish

ure because it is a great, inconspicuous light for garden pathways. Ron 

es using bollards in our landscape designs... they are far too commercial 

g. The Mini DriveStar™ lights the pathway while letting the plants shine.”

Kimberly Stuart, Ron Rule Consultants Ltd., BKU Fall 2011

l MINI DRIVESTAR™
SURFACE MOUNT

'A' 
in
sh

MATERIAL

Power of  ‘e’
(BKSSL®)

Power Supplies

Options

FOR USE WITH

6" Dia.
(152mm)

2" Dia.
(51mm)

Style ‘B’

MD-S

Eureka Lighting © 2012

Ø4.46”
113mm
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www.bklighting.com
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FL

ze, 

WALL WASH

UNIT ENTRY DOWNLIGHT

PLANTER STICK LIGHT

RECESSED GROUND UPLIGHT

2" Dia.
(51mm)

Style ‘B’
/8"
mm)

Style ‘A

A B C D E F G H I J K L M

12

11

10

9

8

7

6

5

4

3

2

1

69
'-1
0"

45
'-3
"

77
'-3
"

46
'-6
"

71
'-0
"

1,148 SF
2 BED

569 SF
1 BED

569 SF
1 BED

654 SF
1 BED

540 SF
1 BED

540 SF
1 BED

654 SF
1 BED

367 SF
STUDIO

527 SF
1 BED

626 SF
1 BED

626 SF
1 BED

527 SF
1 BED

1,066 SF
2 BED

896 SF
2 BED

557 SF
1 BED

463 SF
STUDIO

938 SF
1 BED+

TRASH

896 SF
1 BED+

567 SF
1 BED

584 SF
1 BED

596 SF
1 BED

606 SF
1 BED

SUPPORT

721 SF
1 BED

463 SF
STUDIO

609 SF
1 BED

SUPPORT

649 SF
1 BED

359 SF
STUDIO

891 SF
2 BED

986 SF
2 BED

605 SF
1 BED

542 SF
1 BED

583 SF
1 BED

569 SF
1 BED

605 SF
1 BED

583 SF
1 BED

671 SF
1 BED

540 SF
1 BED

585 SF
1 BED

687 SF
1 BED

736 SF
1 BED

578 SF
1 BED

SUPPORT

574 SF
1 BED

590 SF
1 BED

642 SF
1 BED

762 SF
1 BED

13'-0" 30'-0" 30'-0" 30'-0" 30'-0" 30'-0" 27'-0" 17'-0" 30'-0" 30'-0" 30'-0" 16'-0"

14
'-6
"

30
'-0
"

30
'-0
"

30
'-0
"

20
'-6
"

30
'-0
"

30
'-0
"

30
'-0
"

30
'-0
"

15
'-6
"

30
'-0
"

152'-7"

12
6'
-0
"

565 SF
1 BED

367 SF
STUDIO

938 SF
1 BED+

SUPPORT

908 SF
1 BED+

772 SF
1 BED+

371 SF
STUDIO

569 SF
1 BED

652 SF
1 BED

453 SF
STUDIO

AMENITY

662 SF
1 BED

564 SF
1 BED

648 SF
1 BED

537 SF
1 BED

577 SF
1 BED

COURTYARD

COURTYARD

COURTYARD

566 SF
1 BED

614 SF
1 BED

569 SF
1 BED

322 SF
STUDIO

SUPPORT

527 SF
1 BED

0

Project Date Client Scale

2 4 8 16
TOTEM LAKEFIFTH FLOOR LIGHTING CENTERCAL

PROPERTIES, LLC
11 MARCH 2016
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2 SF HOU
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7 SF HOU
1 SF HOU
6 SF HOU
2 SF HOU
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6 SF HOU
8 SF HOU
8 SF HOU
8 SF HOU

1 SF HOU
6 SF HOU
6 SF HOU

066 SF HOU
148 SF HOU

2 SF HOU
9 SF HOU
7 SF HOU
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(51mm)
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/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A
2" Dia.

(51mm)

Style ‘B’
/8"
mm)

Style ‘A

2" Dia.
(51mm)
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/8"
mm)

Style ‘A

UN

Name

LEVEL 05
1 BED
1 BED 52
1 BED 52
1 BED 52

1 BED 58
1 BED 58
1 BED 58
1 BED 59
1 BED 59
1 BED 60
1 BED 60
1 BED 60
1 BED 60
1 BED 61
1 BED 62
1 BED 62
1 BED 64
1 BED 64
1 BED 64
1 BED 65
1 BED 65
1 BED 65
1 BED 66
1 BED 67
1 BED 68
1 BED 72
1 BED 73
1 BED 76
1 BED+
1 BED+ 77
1 BED+ 89
1 BED+ 90
1 BED+ 93
1 BED+ 93
2 BED
2 BED 89
2 BED 89
2 BED 98
2 BED 1,0
2 BED 1,1
STUDIO
STUDIO 32
STUDIO 35
STUDIO 367 SF HOU
STUDIO 367 SF HOU
STUDIO 371 SF HOU
STUDIO 453 SF HOU
STUDIO 463 SF HOU
STUDIO 463 SF HOU
Grand total:
64 40,222 SF
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Surface Mount, Style 'A' 
shown in 

Clear Anodized Powder (CAP) finish

ure because it is a great, inconspicuous light for garden pathways. Ron 

es using bollards in our landscape designs... they are far too commercial 

g. The Mini DriveStar™ lights the pathway while letting the plants shine.”

Kimberly Stuart, Ron Rule Consultants Ltd., BKU Fall 2011

l MINI DRIVESTAR™
SURFACE MOUNT

'A' 
in
sh

MATERIAL

Power of  ‘e’
(BKSSL®)

Power Supplies

Options

FOR USE WITH

6" Dia.
(152mm)

2" Dia.
(51mm)

Style ‘B’

MD-S

Eureka Lighting © 2012

Ø4.46”
113mm
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ze, 

WALL WASH

UNIT ENTRY DOWNLIGHT

PLANTER STICK LIGHT

RECESSED GROUND UPLIGHT

2" Dia.
(51mm)

Style ‘B’
/8"
mm)

Style ‘A

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET
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BUILDING HEIGHT CALCULATION

A B C D E F G H I J K L M

12

11

10

9

8

7

6

5

4

3

2

1

2,254 SF
RETAIL

3,176 SF
RETAIL

2,761 SF
RETAIL

2,735 SF
RETAIL

3,030 SF
RETAIL

2,846 SF
RETAIL

5,330 SF
RETAILELECTRICAL

RES. LOBBY

GEN.

2,764 SF
RETAIL

1,530 SF
RETAIL

8,968 SF
RETAIL

ELEV.

RESIDENTIAL BACK
OF HOUSE

3,195 SF
RETAIL

4,043 SF
RETAIL

BUILDING SERVICE

1,440 SF
RETAIL

13

+129'-5"

+129'-6"

+1
30
'-6
"

+1
29
'-0
"

+1
29
'-6
"

+129'-6"

130

13
013

5

14
014
515
0

13
013
5

14
0

14
5

15
0

(318 X 130.5’) + (310 X 129’.5”) + (154 X 129.5’) + (185 X 129.5’) + (164 X 129’) + (125 X 130’)

IN ORDER TO DEMONSTRATE COMPLIANCE WITH KZC SECTION 55.21.010 (HEIGHT REQ.), KZC CHAPTER 180, PLATE 
17B WAS USED AS A MEANS OF DETERMINING THE AVERAGE BUILDING HEIGHT ELEVATION.

*

GRADES USED FOR CALCULATIONS ARE EXISTING SITE GRADES*

(318 + 310 + 154 + 185 + 164+ 125)

= 129.69’ AVERAGE BUILDING ELEVATION

PARAPET = 218’ = 88.31’ BUILDING HEIGHT

12
5’

-0
”

18
5’

-0
”

318’-0”

164’-0”

31
0

’-
0

”

154’-0”

51
ATTACHMENT 2 

FILE DRV15-01765 
APPROVED PLAN SET



LANDSCAPE/HARDSCAPE
PROJECT OVERVIEW

LANDSCAPE/ HARDSCAPE

LANDSCAPE MATERIALS

52   

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET



PRESENTED 12/07/2015
53   

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET



PRESENTED 12/07/2015 PREVIOUS
54   

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET



PRESENTED 11/02/2015 55   
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APPROVED PLAN SET



PARKING LAYOUT
UPDATED 3/28/2016

UPDATED 3/28/2016 59   

PARKING LAYOUT
UPDATED 3/28/2016
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FILE DRV15-01765 

APPROVED PLAN SET
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EXISTING

BUILDING D 

BUILDING C 

FUTURE
DEVELOPMENT

BUILDING A

BUILDING B

BLDG 
L

BLDG 
K

BLDG 
M

EXISTING

EXISTING

FUTURE
DEVELOPMENT

UPDATED 3/28/2016
63   

PARKING LAYOUT
UPDATED 3/28/2016

ATTACHMENT 2 
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APPROVED PLAN SET
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REFERENCE SHEET 59 FOR NEW
PARKING LAYOUT
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REFERENCE SHEET 59 FOR
NEW PARKING LAYOUT
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REFERENCE SHEET 59 FOR NEW
PARKING LAYOUT
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REFERENCE SHEET 59 FOR NEW
PARKING LAYOUT
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REFERENCE SHEET 59 FOR NEW
PARKING LAYOUT
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APPROVED PLAN SET
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BUILDINGS A & B
BUILDINGS A 

BUILDING B

LOADING DOCK FOR BUILDINGS A & B

CANOPY PLANS
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APPROVED PLAN SET



PRESENTED 11/02/2015 111   

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET
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ATTACHMENT 2 
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APPROVED PLAN SET



BUILDINGS K, L & M
BUILDING K

BUILDING L

BUILDING M
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THE VILLAGE AT TOTEM LAKE - WELLS FARGO
CenterCal Properties     Developer     .     Antunovich Associates     Architects, Planners Kirkland, Washington     l     March , 2016

BUILDING L PREVIOUSLY APPROVED ELEVATION

NEW BUILDING L ELEVATIONS-B 2
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APPROVED PLAN SET



THE VILLAGE AT TOTEM LAKE - WELLS FARGO
CenterCal Properties     Developer     .     Antunovich Associates     Architects, Planners Kirkland, Washington     l     March 2016

NEW BUILDING L ELEVATIONS-A 1

119   

Brick

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET



THE VILLAGE AT TOTEM LAKE - WELLS FARGO
CenterCal Properties     Developer     .     Antunovich Associates     Architects, Planners Kirkland, Washington     l     March 2016

3RENDERING-DRB APPROVED DESIGN

RENDERING-DRB APPROVED DESIGN
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REFERENCE SHEET 59 FOR NEW
PARKING LAYOUT

PRESENTED 11/02/2015       UPDATED
125   

ATTACHMENT 2 
FILE DRV15-01765 

APPROVED PLAN SET



ROSS ELEVATIONS
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BUILDING C - SOUTHWEST ELEVATION

PARTIAL FIRST FLOOR/SIDEWALK PLAN

BUILDING MATERIALS

BUILDING C - SOUTHWEST ELEVATION
The Village at Totem Lake

CenterCal Properties, LLC - Developer
IBI Group - Architect

Lifescapes International, Inc. - Landscape Architect
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SITE LIGHTING
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November 16, 2015

THE VILLAGE AT TOTEM LAKE

BUILDING A-EAST ELEVATION

BUILDING A- NORTH ELEVATION

COST ANALYSIS STUDY OF BUILDING A & B AND C & D ELEVATIONS:

BUILDING C & D: OPTION 1:
BUILDING C1 TOTAL COST: $77,896
BUILDING D1 TOTAL COST: $28,533
BUILDING CF TOTAL COST: $45,071
TOTAL COST: $151,500

BUILDING A TOTAL COST: $61,484
BUILDING B TOTAL COST: $105,166 
TOTAL COST: $166,650

BUILDING C & D: OPTION 2:
BUILDING CD TOTAL COST: $105,671
BUILDING CF TOTAL COST: $45,828

TOTAL COST: $151,500

RESIDENTIAL TOWER TOTAL COST: $59,400

BUILDING A & B: $166,655
BUILDING C & D: $151,500
RESIDENTIAL TOWER: $59,400

TOTAL PROJECT LIGHTING COST: $377,555

FACADE LIGHTING CONCEPTS BUILDING A
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TBD TENANT SIGN = SIGNAGE WILL BE SELECTED AT TIME OF TENANT LEASING. MATERIALS, SIZE AND TYPEFACE WILL VARY.
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THE VILLAGE AT TOTEM LAKE

BUILDING B-SOUTH ELEVATION

BUILDING B-WEST ELEVATION

BUILDING B-NORTH ELEVATION

FACADE LIGHTING CONCEPTS BUILDING B
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TBD TENANT SIGN = SIGNAGE WILL BE SELECTED AT TIME OF TENANT LEASING. MATERIALS, SIZE AND TYPEFACE WILL VARY.
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THE VILLAGE AT TOTEM LAKE

SPECIALTY TREE LIGHTING

November 16, 2015

THE VILLAGE AT TOTEM LAKE

EVERYDAY LIGHTING LOCATIONS

HOLIDAY LIGHTING LOCATIONS

November 16, 2015

OVERALL SITE LIGHTING DIAGRAM
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SECTION 1  
INTRODUCTION 

1.1  PURPOSE OF CRITERIA MANUAL 

Welcome  to  Plaza  183,  a  unique  shopping 
environment  offering  an  upscale  retail 
shopping,  dining,  and  entertainment 
experience! 
 
This  manual,  along  with  the  Lease  Outline 
Drawing  and  pertinent  building  Shell Drawings 
constitute  the  Tenant  Package  in  electronic 
format (CD). This manual has been prepared to 
assist  the  Tenant’s  architect,  engineer,  and 
contractor  in  the  preparation  of  drawings  and 
specifications to construct a store that will meet 
the design  criteria established by  the  Landlord 
for  Plaza  183.  The  Landlord’s  objective  is  to 
encourage  creative  and  dramatic  storefronts 
while maintaining  a  cohesive  and  high  quality 
design image throughout the center. 
 
The criteria information contained herein is not 
intended  to  contradict  any  lease  or  code 
requirements that may govern this project.  It is 
the  responsibility  of  the  Tenant’s  architect, 
engineer,  contractor  and  subcontractors  to 
comply  with  all  applicable  codes,  ordinances 
and  Lease  terms.  Should  there  be  a  conflict 
between  the  language  of  this  TCM  and  the 
Lease  or  any  of  its  exhibits,  the  provisions  of 
this  TCM  shall  govern.  Any  questions 
concerning  the  information  presented  in  this 
manual  should  be  brought  to  the  Landlord’s 
Tenant  Coordinator’s  attention  as  soon  as 
possible  to  facilitate  timely  coordination  and 
minimize design revisions. 

Through  the  criteria  in  this  handbook,  the 
Landlord has  set  certain  design  standards  that 
will help tenants create stores compatible with 
the  overall  design  concept  of  Plaza  183.  The 
Tenant must  read  this document  carefully  and 

provide copies to their architect and contractor. 

1.2  PROJECT INFORMATION 

1.2.1  PROJECT ADDRESS 
12620 120th Ave NE 
Kirkland  WA  98034 

1.2.2  VICINITY MAP 

 
 

 

 

 

 

1.2.3  SITE PLAN 

 

   
See attached Appendix XX 
 

1.3  PROJECT DIRECTORY & REQUIRED 
SUB‐CONTRACTORS 

 
See attached Appendix XX 

 

 
1.4 GOVERNING JURISDICTIONS & UTILITY 
PROVIDERS 
 
See attached Appendix XX 
 

 
1.5 ADDRESSING 
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Contact the Landlord Tenant Coordinator to 
obtain the Physical / Mailing Address for your 
Tenant Space.
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The Village at Totem Lake, Kirkland WA 

SECTION 2  
TENANT INFORMATION 

2.1  TENANT REPRESENTATIVES 

2.1.1  TENANT’S  ARCHITECT,  ENGINEERS  & 

CONTRACTOR 
The Tenant must use professionals  licensed  in  the 
state of California for the design of their space. The 
Tenant may  elect  to  contract with  the  Landlord's 
in‐house  architect.  During  the  Submittal  process, 
The  Tenant  shall  submit  a  complete  list  of 
consultants contracted to design Tenant's premises 
on the Preliminary Drawings Submittal Form. 
 
In  the  event  that  Tenant's  Work  will  require 
modifications  to  Landlord's  structure  or  Building 
Systems,  approval  by  Tenant  Coordinator  is 
required  and  the  Landlord's  Structural  and 
Mechanical  Engineer  is  required  to  be  used  for 
these design services, at Tenant expense. 
 
A complete set of working drawings is required for 
review  and  approval  by  the  Landlord’s  Tenant 
Coordinator before Tenant may proceed with any 
construction. It is Tenant's responsibility to provide 
the  Tenant  Coordinator  with  these  drawings  per 
the provision of Section 2.10 of this TCM. Tenant's 
awareness of these requirements will help prevent 
delays  resulting  from  incorrect,  incomplete  or 
unacceptable design submittals. 
 
National  Tenants  who  have  recognized  store 
designs  must  modify  their  standard  designs  to 
comply with design  intent of the Center and meet 
criteria of this Tenant Criteria Manual.  
In order  to obtain a building permit, The Tenant's 
architectural,  mechanical  and  electrical  drawings 
must  contain  the  seal  and  signature  of  the 
preparing  architect  and  engineers,  all  of  whom 
must be registered in the State of California. 

 

 

2.1.2  TENANT’S CONTRACTOR 
 
The Tenant's General Contractor must be approved 
by  the  Landlord’s  Tenant  Coordinator  prior  to 
starting Tenant’s work. The Tenant may not act as 
its own General Contractor unless  the Tenant has 
extensive prior experience as a General Contractor 
and is licensed as a General Contractor in the State 
of  California.  The  Tenant’s  Contractor  must  be 
familiar with all provisions of this manual. 
 
The Landlord's representatives may make periodic 
inspections  to monitor Tenant's  construction. The 
Tenant's General Contractor must be present at all 
times  to  supervise  the  work  of  subcontractors 
working in the Tenant’s space. 

2.2 TENANT'S  USE  OF  LANDLORD'S 
CONTRACTORS 

Certain  construction  activities,  which  affect  Life 
Safety,  Warranties  or  the  integrity  of  Landlord’s 
Property,  must  be  performed  by  Landlord’s 
Contractors,  at  Tenant’s  expense.    Tenant  or 
Tenant’s  Contractor  must  contract  directly  with 
Landlord’s Contractor.  If Tenant requested work is 
contracted  through  Landlord, a  ten percent  (10%) 
coordination  fee  will  be  added  to  cost.  These 
activities  include,  but  are  not  limited  to  the 
following: 
 Modifications  to exterior walls or building 

structure. 
 Roof  penetrations, modification  or  repair.  

Note: no contractor or subcontractor shall 
be  permitted  onto  roof  without  prior 
permission from Tenant Coordinator. 

 Modifications  to  existing  fire  sprinkler 
system 

 Modifications to existing fire alarm system. 
 Shutdown  of  the  Landlord’s  building 

systems to accommodate Tenant work. 
 Ensure  timely  completion  of  Landlord’s 

work for the building or Center. 
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2.3  INSURANCE REQUIREMENTS: 

The Tenant’s Contractor is required to provide 
insurance  coverage  in  accordance  with 
Appendix XX 

2.4  BONDS 

Not Applicable 

2.5  TAXES 

The Tenant’s Contractor is responsible for any local 
and  business  taxes  related  to  construction  of 
Tenant’s work. 

2.6  DELIVERIES (NON CONSTRUCTION) 

All freight shipped to the Tenant's store before the 
Tenant's personnel  arrive  should be  addressed  to 
Tenant's  representatives  at  the  Tenant’s  store 
address.   All deliveries shall be made through rear 
door  except  for  oversized  items  (e.g.:  4’x12’ 
drywall). Deliveries  are  to  occur  prior  to  9:00am.  
The  Landlord’s  Tenant  Coordinator  will  impose 
restrictions  on  heavy  or  hard  wheeled  delivery 
vehicles  once  final  common  area  finishes  are  in 
place.  

2.7  TRASH DISPOSAL 

It  is  Tenant's  responsibility  to  keep  its  premises 
clean  and  orderly  during  the  duration  of 
construction  activities.  The  Tenant’s  contractor 
shall  remove  all  materials  that  would  delay  or 
impede  the  progress  of  construction  activities  of 
the  Landlord  or  surrounding  tenants  on  a  daily 
basis.  It  is  Tenant's  responsibility  to  remove  all 
packaging  and  move‐in  debris  from  their  store 
prior to opening. 

2.8  EXISTING CONDITIONS 

Tenant  and  Tenant’s  Architect  shall  thoroughly 
review  related  core  and  shell  drawings  and  visit 
Tenant’s  space  to  verify  all  field  dimensions  and 
conditions  prior  to  starting  preliminary  drawings. 
Tenant accepts the space “as‐is” and is responsible 

to  perform  all  work  including  demolition,  if 
necessary  for  Tenant’s  design,  to  improve  the 

space in accordance with Tenant Plans.  

2.9  LANDLORD’S APPROVAL PROCESS 

Before any store construction activities commence, 
the  Landlord's  Tenant  Coordinator  must  review 
and  approve both Preliminary Drawings  and  Final 
Construction  Documents  prepared  by  Tenant's 
Architect and / or Engineer(s).  Submission of plans 
must  be  in  accordance  with  the  time  schedule 
specified  in  the  lease.    Sufficient  time  must  be 
allowed for the Landlord’s approval processes. The 
Tenant should allow approximately 7 working days 
for  Landlord’s  Preliminary  plan  review  and  10 
working  days  for  the  Landlord’s  final  review.   
Allow  an  additional  5  working  days  for  each  re‐
submittal review by Landlord. 

2.9.1  APPROVAL STAMP 
All  documents  submitted  to  Landlord  will  be 
electronically  stamped  and  a  copy  of  the 
documents  returned  to  Tenant’s  Architect  for 
appropriate  action.    Tenant  may  proceed  with 
construction  based  upon  Approved  Final 
Construction  Documents.    An  Approved  set  of 
drawings  must  be  kept  in  Tenant’s  space  at  all 
times. 

2.9.2  PRELIMINARY DRAWINGS SUBMITTAL: 
The  Tenant  shall  provide  the  Landlord’s  Tenant 
Coordinator  a  preliminary  electronic  drawing  set 
drawn  to  appropriate  architectural  scale,  that 
includes the following information: 
 Key plan 
 Floor plan at ¼”=1’‐0” 
 Storefront Elevation at ¼”=1’‐0” 
 Reflected Ceiling plan at ¼”=1’‐0” 

In addition to the required drawings, the following 
information must accompany each submittal: 
 Material sample board  (labeled and keyed 

to  plan)  no  larger  than  11”x17” mounted 
on foam core board. 
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 Color  rendering  or  photograph  of 
storefront prototype. 

 Complete  list of consultants contracted  to 
design Tenant’s premises. 

 One  (1)  copies  of  the  completed 
Preliminary Submittal Form. 

Incomplete  submittals  will  be  returned 
immediately  to  the  Tenant’s  Architect  without 
action.    Tenant  must  clearly  delineate  any 
requested  deviations  from  Landlord’s  or  Lease 
criteria. 
 
Upon  completion  of  the  Landlord’s  preliminary 
plan  review a  set of electronic  red‐lined drawings 
will be returned to the Tenant. 

2.9.3  PRELIMINARY SUBMITTAL FORM 
See attached Appendix XX. 

2.9.4  FINAL  CONSTRUCTION  DOCUMENTS 

SUBMITTAL: 
The  Tenant  shall  provide  the  Landlord  the 
following information: 
 
 An  electronic  final  drawing  set  drawn  to 

appropriate  architectural  scale.  Note: 
Drawings  must  include  stamps  and 
signatures affixed by an architect and / or 
engineer licensed in the state of California. 

 One  (1) copy of the completed and signed 
Final Submittal Form. 

 
Upon  completion  of  the  Landlord’s  Final 
Construction  Documents  review  an  electronic  set 
of  red‐lined  drawings  will  be  returned  with  any 
Landlord requested modifications to the Tenant. 
 
After the Landlord’s Final Construction Documents 
approval,  any  changes  or  modifications  to  the 
construction  documents  or  the  Tenant’s  interior 
improvements must be approved by  the  Landlord 
in writing. 

 

2.9.5  FINAL SUBMITTAL FORM 
See attached Appendix XX. 

 

2.10  DRAWING REQUIREMENTS 

The Tenant’s Construction Documents shall include 
the following: 

2.10.1  COVER SHEET 
 Tenant name 
 Project directory 
 Location plan with address 
 Leased square footage 
 Architectural symbols list 
 Drawing list 
 Building code criteria / Summary info 
 Occupancy load summary / Exiting plan 
 Building data, use and construction type 
 Flame  spread  ratings  of  materials  (Per 

Code) 
 Responsibility matrix 
 Landlord provided notes. 
 (See Section 2.10.9) 

2.10.2  FLOOR PLANS (1/4”=1’‐0”) 
 Demising  and  interior  partition  wall 

locations including dimensions. 
 Restroom facilities. 
 Location of fixtures and equipment. 
 Recessed service door (if applicable). 
 Location  of  access  panels  in  floor  (if 

applicable). 
 Identification  of  waterproof  membrane 

locations. 
 ADA path of egress indicated. 
 Door and room finishes schedules. 
 Typical wall sections. 
 Location  of  any  floor  or  roof  loading  in 

excess of shell design criteria. 
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2.10.3  STOREFRONT  ELEVATIONS  &  DETAILS 

(1/4”=1’‐0”) 
 Storefront entry elevations. 
 Section cuts through storefront. 
 Interior store elevations. 
 Identification of finishes and colors. 
 Longitudinal  and  typical  section  through 

storefront from slab to roof. 
 Typical section through demising walls. 
 Floor transitions details. 
 Door Details. 
 Seismic bracing details (as required) 

2.10.4  REFLECTED CEILING PLAN (1/4”=1’‐0”) 
 Ceiling heights. 
 Identification of ceiling materials. 
 Exit lights. 
 Emergency lights. 
 Light fixtures. 
 Sprinkler heads. 
 Air diffusers and grilles. 
 Access panels. 
 Details for seismic bracing as required 

2.10.5  SIGNAGE DRAWING REQUIREMENTS 
(Coordinate with Signage Criteria Manual) 
 
 Incorporate  signage  into  storefront 

elevation. 
 Indicate letter height. 
 Provide typical letter section. 
 Method of wiring and mounting. 
 Indicate color and materials. 
 Blade sign  

2.10.6  MECHANICAL DRAWING REQUIREMENTS 
Size  and  location  of  all  mechanical  equipment 
including  dampers,  thermostats.    Seismic 
supports/braces  for  mechanical  equipment  as 
required  by  jurisdiction.    Point  of  connection 
details  at  connection  to  all  Landlord  provided 
stubs.  Location of all plumbing shut‐off valves. 
Location of grease trap if required. 

Schedules  and  details  indicating  equipment 
capacities and requirements. 

2.10.7  FIRE SPRINKLER DRAWING REQUIREMENTS 
Provide a  copy of  fire  sprinkler drawings,   Tenant 
may  be  required  to  contract  with  Landlord’s 
sprinkler  contractor,  confirm  with  Landlord’s 
Tenant Coordinator. 

2.10.8  ELECTRICAL DRAWING REQUIREMENTS 
Location  of  Tenant  electrical  panels  and 
transformers.  Seismic  supports/braces  for 
electrical  equipment  as  required.    Load  schedule, 
riser  diagram,  lighting/energy  budget,  fixture  and 
panel  schedules.   Fire alarm drawings.   Storefront 
lighting including interface with time clock, signage 
and lighting within Merchandise Zone.  

2.10.9  LANDLORD PROVIDED NOTES 
 
The  following  Landlord notes must appear on  the 
cover  sheet  of  all  Tenant’s  Final  Construction 
Documents: 
 

a) The Tenant’s general contractor must have 
a  Pre‐construction  meeting  with  the 
Landlords  Tenant  Coordinator  prior  to 
starting any work. (Refer to section 4.2). 

 
b) The Tenant’s contractor will pay  for repair 

and  /  or  replace  the  Landlord’s  property 
damaged during Tenant improvements.  At 
Landlord’s  option,  this  cost  will  be 
deducted  from  Tenant’s  construction 
deposit. 

 
c) All  materials  used  in  the  construction  of 

this  space  must  be  hazardous  material 
free.   Tenant‘s Contractor to certify at end 
of  work  that  Tenant’s  work  is  hazardous 
material free. 

 
d) Food  related  Tenants  and  upper  level 

Tenants  with  bathrooms  shall  provide  a 
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waterproof membrane  in  wet  areas.  The 
water  test  must  be  witnessed  by  the 
Landlord’s  on‐site  representative  and 
special inspector. 

 
e) Penetrations  of  Landlord’s  exterior  skin 

system must be sealed  in accordance with 
the  requirements  of  Landlord’s 
Waterproofing  Consultant,  at  Tenant’s 
expense. 

 
 

f) Tenant  is  to purchase and  install a Sensus 
remote‐reading  AMR‐capable  sub‐water 
meter, measuring  in gallons.   Refer  to  the 
section 3.9.2  for  specifics.   Meter  is  to be 
located  in  Landlord’s  designated 
location/common  area  electrical  room.  
Tenant  water  meter  is  to  be  installed 
within 2 weeks after Delivery Date. 
 

g) If  applicable,  the  Tenant’s  mechanical 
contractor  shall  contact  the  Landlord’s 
Tenant  Coordinator  prior  to  making 
connections  to  the  Landlord’s  HVAC 
control  systems.   All costs associated with 
Tenant  connections  to  Landlord’s  building 
controls  shall  be  the  responsibility  of  the 
Tenant. 

 
h) Any  penetration  or  modifications  to 

structural  steel  or  concrete  must  be 
coordinated  and  approved  by  the 
Landlord’s  structural  engineer.    Structural 
revisions  are  to  be  designed  by  the 
Landlord’s  structural  engineer  at  the 
Tenant’s expense. 

 
i) Any electrical, mechanical, plumbing, other 

service  items,  louvers,  vaults,  access 
panels, etc.  located on  the exterior of  the 
Tenant’s  space are  to be pre‐approved by 
the Landlord as to  location and aesthetics.  
Failure  to  obtain  the  Landlord’s  approval 
for  items  deemed  to  be  aesthetically 

inappropriate  will  result  in  the  Tenant 
being  required  to  remove  the  offending 
item  and  the  Landlord’s  Contractor  shall 
repair  all  impacted  surfaces  to  their  pre‐
existing condition at the Tenant’s expense. 

 
j) All  exterior  building  lighting  shall  be 

designed  and  hooked  up  to  Landlord’s 
lighting control panel at Tenant’s expense. 
Penetration of  Landlord’s exterior  finishes 
must  be  sealed  in  accordance  with  the 
requirements of  Landlord’s Waterproofing 
Consultant, at Tenant’s expense. 

 
k) The first 5’‐0”  into each tenant space  is to 

remain lit for one hour after center closing. 
 

l) If applicable, all  flammable materials must 
be  fire  treated  in  accordance  with  local 
code  requirements.    See  attached 
Appendix XX for more information.  

2.11  JURISDICTIONAL APPROVAL PROCESS 

2.11.1  REQUIRED PERMITS 
Following  the  Landlord’s  approval of  the Tenant’s 
Final  submittal,  it  is  the Tenant’s  responsibility  to 
apply  for  and obtain  the building permit  and  any 
other  required  permits  as  well  as  paying  for  all 
applicable  fees associated with  those permits.   All 
permits  are  to  be  prominently  displayed  in  the 
Tenant’s premises.  Refer to Section 1.4 for contact 
information. 

2.11.1.1  APPROVAL TIMES 
The  Tenant  is  responsible  to  verify  plan  review 
times with  governing  agencies  as workloads  vary. 
The Building Department will not  review  the Final 
plans unless they have been stamped Approved by 
the Landlord.  
 
The following permits may be required: 
 Civil / Utilities 
 Architectural  
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 Structural 
 Mechanical 
 Plumbing 
 Electrical 
 Fire Sprinkler 
 Fire Alarm 
 Security System 
 Signage (*) 
 Health 

 
(*) Note: All  interior Tenant store signage must be 
submitted  to  the  Landlord  for  approval.    Exterior 
building  store  signage  will  require  both  the 
Landlord’s and the Planning Department approval.  
 
If  the Tenant will be processing or serving  food  in 
the  Tenant’s  store,  the  Tenant must  also  contact 
the  applicable  Health  Department  and  provide 
submittals  in  the  form  and  number  specified  by 
that  agency.  Refer  to  Appendix  XX  for  contact 
information. 

2.11.1.2  REQUIRED INSPECTIONS: 
The  Tenant  and  its  consultants  and  contractors 
shall  be  responsible  for  obtaining  all  field 
inspections,  including  special  inspections  and 
testing required by the City/County. 

2.12  BUILDING CODE INFORMATION 

2.12.1  APPLICABLE CODES 
Each Tenant  is responsible  for compliance with all 
current  applicable  codes.    Confirm  with  the  City 
and/or Governing Agencies  for the current edition 
of applicable codes. 

 
It  is  the  sole  responsibility  of  the  Tenant  and  its 
consultants  and  contractors  to  verify  the  Tenant 
occupancy  classification  and  building  construction 
type and comply with all applicable  federal, state, 
local codes and ordinances to meet those criteria. 

 

2.13  SUSTAINABLE DESIGN  

Plaza  183  and  the  Governing  Jurisdictions  are 
committed  to  Sustainable  Design  on  the  project. 
The  Tenant  is  encouraged  to  explore  appropriate 
sustainable  design  and  construction  strategies  in 
the following areas: 
 
 Water Efficiency 
 Energy 
 Atmosphere 
 Materials and Resources 
 Indoor Environment Quality 
 Storm Water Management 

 
The Tenant  is encouraged to review the US Green 
Building  Council’s  LEED  project  checklist  for 
utilizing  sustainable  methods  for  the  design  and 
construction of the Tenant’s Premises. 

 
 
 
SECTION 3 – TENANT’S WORK 
 
Each  Tenant  is  required by  their  Lease  to  comply 
with  the  Tenant  Criteria Manual.    Refer  to  Lease 
Exhibits C and C1 for further clarification. 

3.1  INTRODUCTION: 

The  following  criteria  are  provided  to  give  the 
Tenant  maximum  design  flexibility  while 
maintaining  a  consistent  and  high  quality  retail 
environment.  These criteria will assist the Tenant’s 
architect in creating a store design compatible with 
the overall design intent of the project. 
 
All  storefront,  interior  designs  and  materials  are 
subject  to  the  Landlord’s  approval.    It  should  be 
understood  that  the  Landlord  will  review  the 
Tenant’s design concept with neighboring Tenants 
and make  judgments  that  will  benefit  the  entire 
project. 
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All  Tenants  of  the  center  are  required  under  the 
terms of their Lease to design their individual lease 
space  in  accordance  with  the  Tenant  Criteria 
Manual.  Tenant  storefronts  (if  applicable)  and 
Tenant  interiors  shall be designed,  fabricated and 
installed  by  the  Tenant  at  their  own  expense. 
Storefront (if applicable) and interiors must be con‐
structed  from  top  quality materials  and  shall  be 
maintained  by  the  Tenant.  Tenants  who  have 
recognized  store  designs  are  expected  to  review 
these  Criteria  and modify  design  so  as  to  assure 
compatibility  with  overall  design  intent  of  the 
center and compliance to these Criteria. There are 
additional requirements for Restaurant Tenants. 

 

3.2  GENERAL TENANT DESIGN CRITERIA: 

a) Any  alterations  to  the  Landlord’s 
structure  or  utilities  as  a  result  of 
ceiling height modifications shall be at 
the Tenant’s expense. 

 
b) All  material  must  be  kept  within 

Tenant’s  area.    No  storage  of 
equipment or material  is to be kept  in 
unoccupied spaces, center property or 
parking lot areas. 

 
c) Any modification, revision, addition, or 

unusual  shell  structure  loading  must 
receive the prior written approval from 
the  Landlord’s  Tenant  Coordinator. 
Once  approved,  construction  of  the 
revisions  is  contingent  upon  approval 
of  the  Tenant’s  engineered  drawings 
by  the  Landlord’s  structural  engineer.  
Such  modifications  will  be  at  the 
Tenant’s expense including any design, 
engineering,  permits,  inspection  and 
construction costs. 

 
d) Wood  blocking,  decking  and  framing 

may  be  permitted  (subject  to  local 
code) below  the  ceiling  line  and must 
be  stamped  fire  retardant.  All  raised 

platforms shall be constructed of non‐
combustible materials. 

 
e) No  combustibles  above  ceiling  (i.e. 

transformer,  water  heaters, 
combustible  building  materials,  etc.).  
Cabling  to  be  plenum‐rated  in 
accordance with governing  jurisdiction 
requirements. 

 
f) Provide  a  3”  high  white  vinyl  store 

address number and name,  located on 
rear  exit  door  per  requirements  of 
Tenant Signage Criteria. 

 
g) Waterproof membrane  is  required  for 

all  food  related  and  upper  level 
Tenants with bathrooms.  Landlord will 
water  test membrane  for  waterproof 
capabilities. 

 
h) All  floor  penetrations must  be  sealed 

liquid tight. 
 

i) All  Tenants  are  required  to  have  one 
handicapped  accessible  toilet, 
exception may be  granted by building 
department  for  small  Tenant  spaces.  
Tenant  is  responsible  to  confirm 
requirements  with  the  governing 
jurisdiction. 

 
j) Support  wires  for  lay‐in‐ceiling  grid, 

light  and  HVAC  equipment  etc.  must 
not  be  connected  to  any  of  the 
Landlord’s  mechanical,  electrical, 
plumbing  or  fire  protection  piping, 
equipment or roof.   Attachments must 
be made to the top chord of trusses. 

 
k) It  is  the  responsibility  of  the  Tenant’s 

architect  to  field check all dimensions, 
utilities’  locations and conditions prior 
to  and  during  construction.  Start  of 
construction of Tenant’s work signifies 
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Tenant’s  acceptance  of  the  Tenant 
space “as‐is”. 

 
l) Tenants  adjacent  to  service  corridors 

must provide an alcove so that the exit 
door  is fully recessed behind the  lease 
line when  in  the  open  position.    The 
Tenant  must  match  service  corridor 
finishes  established  by  the  Landlord 
throughout  the  corridor  side  of  the 
alcove  and  provide  code‐required 
sprinkler  coverage.    Provide  corner 
guards  on  all  outside  corners 
constructed  by  Tenant  in  the  service 
corridor. 

 
m) If  applicable,  Tenant must provide  for 

exiting per all applicable federal,  local, 
and  jurisdictional  codes  and 
ordinances. 

 
n) Sliding  metal  security  grilles  are 

prohibited. 
 

o) It  is  the  Tenant’s  responsibility  to 
maintain the integrity of the Landlord’s 
demising  walls,  floor  slab,  roof 
structure,  electrical,  mechanical, 
plumbing,  fire  sprinkler  systems,  and 
fire alarm systems. 

 
p) The  Tenant  shall  contact  all  utility 

providers  and  shall be  responsible  for 
obtaining all meters for water, electric 
and natural gas at tenant expense. 

 
q) The  Tenant  shall  provide  all  store 

fixtures,  furnishings,  accessories  and  / 
or  special  equipment  (elevators, 
conveyors, dumbwaiters, etc.),  and  all 
work required for their installation. 

 

3.3 STOREFRONT CRITERIA: 

 
Storefronts  should  convey  creativity  and 
uniqueness,  not  an  interior  mall  or  typical  strip 
center.  Recessed  entries  are  encouraged;  entry 
door  swings  shall  not  extend  beyond  lease  line.  
Construction  of  the  storefront  should  use 
commercial grade hardware and materials of high 
quality. All  storefront  designs  and materials must 
be approved by the Landlord prior to start of work. 
Refer  to  the  approved  wall,  ceiling  and  floor 
materials and finishes within this section. 
 
Storefronts  shall  be  self‐supporting.  Structural 
support must be braced  to  existing  structure  and 
shall  not  penetrate  or  damage  building.  Tenant 
required  structural  upgrades  will  require  written 
approval by  the  Landlord and will be designed by 
the  Landlord's  structural  engineer  at  Tenant's 
expense. 
 
All entries shall be protected from the weather. 
Protection shall be made by use of canopies, 
overhangs or recesses in the building facade. The 
location and general design intent of entry 
protection is shown on the Landlord’s design 
drawings. Modifications to the design or location 
of entry protection will be reviewed on a case by 
case basis. Weather protection for almost 
continuous coverage is required along all 
pedestrian walkways along tenant storefronts. All 
canopies must drain to toward the buildings and 
downspouts be concealed or interior. Variations to 
canopy designs will be considered but must fit into 
The Village canopy standards.  Standard awnings 
are not acceptable and only specialty fabric designs 
will be considered.  
 
Tenant storefronts will be allowed individuality 
based on tenant branding/images within the limits 
of the architectural character of The Village at 
Totem Lake and the current building façade 
designs.  The existing design of the buildings will 
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remain as the background relative to façade 
articulation, style, quality of materials and heights.  
Tenant designs must be integrated into the current 
design, respecting the quality and ‘village’ design. 
Tenant storefronts will work within the vertical 
pilasters and glazed opening.  
Variations to the building design will be subject to 
the interpretation and aesthetic perspective and 
subjective approval of Landlord. Design changes 
that are considered inconsistent with the project 
quality and character, including building designs 
may require further review by the city and 
potentially require presentation and approval from 
the Design Review Board.   
Standard aluminum and glass designs will not be 
acceptable but quality alternative frames, doors, 
hardware and architectural finish hardware etc. 
will be required. Thresholds will be low profile and 
flashing details minimized and quality materials.  
 

3.3.1  CONCRETE SLAB 
Retail  space  floor  slabs  will  be  constructed  by 
Landlord  and will  consist  of  a minimum  4”  thick, 
unreinforced  concrete  slab  with  a  reasonably 
smooth trowel finish. 

3.3.2  SIGNAGE AND GRAPHICS 
Refer to Tenant Signage Criteria Manual. 

 

3.3.3  VISUAL DISPLAYS 
All  Tenants  are  encouraged  to  rotate  or  change 
their  visual merchandising  on  a  regular  schedule. 
All  display  fixtures  and  retail  graphics  shall  be  of 
the  highest  professional  standard  and  should  be 
integrated  into  the  architectural  design  and 
character of the entire storefront. 
 
Temporary  signs  for  special  sales,  clearance, 
advertising  banners,  or  placards  within  this  zone 
must be placed at  least 2+" behind  the storefront 

glazing. Signs of this type are not permitted on the 
storefront glazing 
 
No  pegboard,  continuous  slat‐wall,  wire  grid, 
mirrors of any kind may be placed in or extend into 
any part of the Merchandising Zone. 

3.3.4  SHADING DEVICES 
The  use  of  shading  devices  and  solar  heat 
controlled  products  will  be  allowed  at  locations 
where  Tenants  may  be  subject  to  amplified 
climactic conditions  that can affect  inventory. The 
fabric must maintain  35% openness when  in use. 
The structure and / or mechanics of shading device 
shall be concealed in the interior architecture. 

3.3.5  TRANSPARENCY RATIO 
The Transparency Ratio is defined as the amount of 
glass or unobstructed openings, versus the amount 
of solid wall area. Using this definition, 70% of the 
storefront  shall be  either  transparent,  clear  glass, 
or openings. 
 
Storefront  Glazing  that  has  inherent  or  applied 
tinting and / or coloration may not be permitted. 

3.3.6  ENTRANCE FLOORING 
The  Tenant  is  responsible  for  the  installation  of 
flooring materials at entrances. Tenant’s floor shall 
be  level  and  flush  with  common  area  finish 
materials.  The  integration  of  graphics,  logos  and 
other store  identifiers  in the flooring  is considered 
desirable.  Based  on  the  location  of  the  Tenant’s 
store specialty paving features may be required. 

3.3.7  ENTRANCE LIGHTING 
Recessed  portions  of  storefront  shall  be 
illuminated with incandescent pendant mounted or 
incandescent  recessed can  fixtures. Wall mounted 
fixtures may not be permitted on the shell building. 
 
Strobe  lights, blinking and  fluorescent  lighting are 
not permitted. 
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To  protect  the  visual  environment,  all  of  the 
Tenant's  light  fixtures,  in  regard  to  brightness, 
orientation  and  glare,  are  subject  to  Landlord’s 
approval upon completion. 
 
Tenant's  storefront  lighting  shall  remain 
illuminated  after  hours  as  designated  by  the 
Landlord.  Lighting  in  the  Merchandizing  Zone  is 
required  to  be  circuited  and  switched  separately 
from other store fixtures on the Tenant's panel and 
controlled by a time‐clock. 

3.3.8  MERCHANDISING ZONE 
The "Merchandising Zone" area, five (5’) feet back 
from  Lease  Line  within  Tenant’s  premises,  is 
important  in reinforcing  the quality of a store and 
the overall visual character of the entire center.  

 
3.3.8.1  APPROVED MATERIALS    Approve d
The following materials and finishes are permitted 
in  the design of  the storefront and merchandising 
zone: 
 
a.  Glazing:  clear  tempered  or  laminated  safety 

glass.    Shading  devices, where  required must 
have 35% openness. 

b.  Metals  and  metal  panels  (mechanically 
finished, brushed or rolled) or factory painted. 

c.  Ceramic, quarry and stone tile or terrazzo with 
a "non‐slip" surface 

d.  Cast  Stone  or  plaster  is  acceptable  in  small 
quantities. 

e.  Tromp  d'oeil  shall  be  approved  on  a  case  by 
case basis. 

 
3.3.8.2  Disapproved Materials 
 
The  following  materials  and  finishes  are  not 
permitted  in  the  design  of  storefronts  and 
merchandising zone/sales floor/restrooms: 
 
a.  Glass Block 
b.  Metal laminated wallboard 

c.  Distressed  or  unfinished  wood  panels  or 
plywood. 

d.  Vinyl flooring or wall covering. 
e.  Plastic laminates. 
f.  Carpeting on floors and walls. 
g.  VCT tile 
h.  Textured paint and spray‐on coatings 
i.  Pegboard  walls  and  slat‐wall  fixture 

systemsPlastic elements. 
j.     Acoustical Ceiling Tiles 
k.  Unsightly  freestanding  security/shoplifting 

detection devices. 
l.     Rubber wall base. 
m.  FRP  in  restrooms  or  any  area  visible  to  the 

public. 

3.4  CANOPY CRITERIA 

3.4.1  CANOPY PROJECTIONS 
Projecting  canopies  are  allowed  as  part  of  the 
storefront design proposal and may be required by 
Lease.  Canopy  design  must  be  consistent  with 
overall building and  center design. Canopies must 
be constructed from quality, durable materials and 
shall be maintained by the Tenant. 

3.4.2  CANOPY SPRINKLERS 
Tenants,  as  a  requirement  of  local  codes,  must 
provide  sprinklers  within  recessed  entries  or 
vestibules.  Sprinkler  fixtures within  this  area  shall 
be semi or fully recessed. 

 

3.4.3  SIGNAGE AND GRAPHICS 
Refer Tenant Signage Criteria Manual. 

3.4.4  CONFIGURATION 
To  maintain  the  overall  image  of  the  Center, 
canopy  styles  and  shapes  that  infringe  on  the 
sight‐lines  and  /  or  frontage  of  adjoining  tenants 
are  prohibited.  The  following  canopy  and  trellis 
designs are also not permitted: 
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1. Styles with end caps or sides. 
2. Canopies  with  Distressed  or  Unfinished 

Wood. 
3. Solariums or greenhouses. 
4. Plexiglas, Lexan or Plastic..34 

3.4.5  FABRIC AWNING 
Fabric awnings must be made from flame resistant 
materials. No  vinyl will  be  permitted.  Solid  fabric 
colors are preferred. Two toned, multicolor, striped 
or  wave  patterns,  as  they  relate  to  Tenant's 
identity shall be approved on a case‐by‐case basis. 

3.4.6  LIGHTING 
Tenants  are  required  to  install  lighting  under  all 
storefront  canopies  along  the  length  of  the 
Tenant's  storefront. This area  shall be  illuminated 
with  incandescent  pendant mounted  fixtures.  All 
fixtures and conduit must be completely concealed 
within storefront or canopy structure.  
To  protect  the  visual  environment,  all  Tenant's 
light  fixtures  are  subject  to  approval  in  regard  to 
brightness, orientation and glare upon completion. 
Strobe  lights, blinking and / or fluorescent  lighting 
are prohibited. 

3.5  INTERIOR CRITERIA 

3.5.1  PARTITIONS 
The Tenant's Contractor shall furnish and install all 
interior partitions. Interior partitions shall be metal 
stud  with  finish  taped  gypsum  wallboard,  rated 
where  required  by  code.  No  wood  framing  is 
allowed.  All  wall  finishes  shall  be  furnished  and 
installed by the Tenant's Contractor. 

3.5.1.1 DEMISING PARTITIONS 
All  demising  partitions  are  non‐load  bearing.  The 
Tenant  may  not  hang  or  support  fixtures  from 
demising  partitions,  structural  backing  must  be 
provided  for  any  Tenant  merchandising  and 
shelving.  The  Tenant  is  responsible  for  insulation 

and Tenant‐side drywall on all demising partitions.  
Tenant  also  is  responsible  for  preventing  sound 
transmission  or  odors  from  Tenant’s  space  into 
adjoining tenant space. 

3.5.1.2 INTERNAL PARTITIONS 
The  Tenant  shall  provide  all  interior  partitions 
within  the  lease  space, except as provided by  the 
Lease. Tenant shall provide all interior finishes. 
All  interior  partitions  must  be  constructed  of 
noncombustible  materials.  No  wood  framing  is 
allowed. 
 
Wall  finishes  shall  receive  a  U.L.  listed  fire 
retardant  treatment.  Gypsum  board  column 
enclosures  at  area  separation walls  are  fire‐rated 
and may not be removed. 

3.1.5.3 INSULATED PARTITIONS 
All Tenants in the following use groups will insulate 
demising  partitions  with  six‐inch  (6")  minimum 
sound  attenuation  batts  to  prevent  sound  from 
spreading  to  adjacent  Tenants  and  Landlord 
spaces. 
1. Restaurants 
2. Record and Media stores 
3. Any  Tenant  that  creates  odors  or  sounds 

that can be experienced by adjacent spaces 

3.1.5.4 ACCEPTABLE FINISH MATERIALS: 
The  following  finishes  are  generally  allowed with 
specific approval of the Landlord: 
1. Commercial grade wall covering. 
2. Flame‐Resistant Natural Wood Panels. 
3. Flame resistant Fabric. 
4. Plastic Laminate wall panels 
5. Mirrors (in limited areas) 
6. Enameled Steel 
7. Slat‐wall  (not  more  than  30%  of  wall) 

Material  must  be  custom  colored,  fitted 
with  aluminum  reinforcing  strips,  and 
combined  with  other  acceptable  wall 
display  systems.  All  screw  holes must  be 
covered  and  edge  conditions  must  be 
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trimmed. Large expanses of uninterrupted 
Slat‐wall  or  panel  systems  are  not 
permitted 

3.5.2  FLOORING DESIGN 
Tenant  finish materials must be  carefully  selected 
and  installed  with  their  surface  flush  with 
Landlord's finished Village paving.  Provide detail at 
this transition. 

3.5.2.1 GENERAL REQUIREMENTS 
a) Carpeting, minimum 25 oz./sq. yd. yarn 

weight  with  branded  nylon,  shall  be 
used  in  all  sales  areas  except  where 
other equivalent  types of quality  floor 
covering  materials  are  specifically 
approved by Landlord. 

 
b) Where  ceramic,  clay  or  porcelain  tile 

flooring  abut  carpeting,  the  tile  shall 
terminate  with  a  metal  edging  to 
prevent  the  tiles  from  cracking  or 
chipping.  

 
c) If the Tenant elects to set the Tenant's 

storefront back from the lease line, the 
project  standard  paving  shall 
continued  to  the  storefront  base  or 
centerline of storefront closures.  

 
d) All  concrete  exposed  within  the 

Tenant’s  space  must  be  treated  with 
an approved architectural finish by the 
Tenant at the Tenant’s expense.   

 
e) All  floor penetrations must have prior 

written approval from the Landlord. All 
such  penetrations  shall  be 
"core‐drilled" or trenched and shall be 
coordinated  in  advance  with  the 
Landlord’s  Tenant  Coordinator.    All 
concrete  pour  backs  shall  be  in 
accordance  with  Landlord’s  geo‐tech 
recommendations. 

 
f) The  Landlord  strongly  encourages  the 

Tenant  to  research  appropriate 
“sustainable”  building  materials  for 
inclusion into their improvements. 

3.5.3  CEILING DESIGN 

3.5.3.1 CEILING HEIGHT 
Ceilings  shall be a minimum clear height of 12'‐0" 
from  the  finished  floor  slab  to  overhead 
obstructions, except  in areas otherwise specifically 
noted  on  the  Landlord's  drawings  or  observed 
during  jobsite walk‐through,  or  by  approval  from 
Landlord.  If  Landlord  allows  ceilings  above 12'‐0", 
any  modifications  to  the  Landlord  provided 
structural, electrical, and fire sprinkler system shall 
be done at the Tenant's expense. 

3.5.3.2 MATERIALS 
The  following  finishes  are  generally  allowed with 
specific approval of the Landlord: 
 
1. Acoustical  ceiling  tile  shall  be  24"  x  24" 

with  tegular  edges,  12"  x  12"  tile  with 
hidden spline, or tile similar  in appearance 
and quality.   Standard 2’x4’ acoustical tiles 
are not an approved material. 

 
2. Gypsum  board  ceiling  may  not  be  spray 

textured.  The  Tenant  shall  provide  for 
access  to  the  plenum  spaces  above  its 
store sufficient to allow for maintenance of 
all  equipment,  valves,  switches  or  other 
items  which  may  require  periodic  or 
emergency  attention,  or  as  otherwise 
required by code. 

 
3. Exposed  wood  framing  and  combustible 

materials  shall  not  be  allowed  above 
Tenant's finished ceiling. 

 
4. Metal or cloth baffle systems. 
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5. Open cell metal grid system. 
 

6. Suspended pipe frame grid and banners. 

3.5.4  LIGHTING DESIGN 

3.5.4.1 FLUORESCENT LIGHTING 
Fluorescent Lighting shall be concealed  in coves of 
soffits,  and  when  used  for  general  store  lighting 
shall  be  contained  within  2’‐0”  x  2’‐0”  deep  cell 
parabolic  type  fixtures.  Prismatic  or  sheet  type 
acrylic lens are not permitted. Exposed fluorescent 
tubes  are  not  permitted  in  any  location. 
Fluorescent fixtures shall have electronic ballasts.  
To  protect  the  visual  environment,  all  of  the 
Tenant's  light  fixtures shall be subject  to approval 
regarding  brightness  and  glare.  Tenants  are 
responsible for emergency lighting and exit signs as 
required to meet code. 

3.5.4.2  TRACK LIGHTING 
If fluorescent lighting is the primary lighting source, 
incandescent or halogen  fixtures are preferred  for 
accent  lighting.  Track  heads  are  to  be  outfitted 
with shields or  louvers unless these fixtures utilize 
low voltage lamps. 

3.5.4.3  CASEWORK AND DISPLAY LIGHTING 
Display cases are  to be  internally  illuminated with 
adequate  ventilation.  Direct  visual  exposure  of 
incandescent  bulbs  and  /  or  fluorescent  tubes  is 
prohibited.  All  fixtures  and  conduit  must  be 
completely concealed and shall be fully detailed  in 
construction documents.   

3.5.4.4  SIGNAGE LIGHTING 
Refer to Tenant Signage Criteria Manual 

3.5.5 DOORS 
Rear  corridor  doors  will  be  provided  by  the 
Landlord.  Permanent  locking  cylinders  are 
provided  by  the  Tenant  at  the  Tenant's  expense. 

The Tenant shall not  install any hardware or other 
devices  that  would  prohibit  the  use  of  any 
emergency fire exit.  
 
Relocation  of  an  existing  corridor  door  shall  be 
subject  to Landlord’s approval and constructed by 
the Tenant at the Tenant's expense.  Interior doors 
to storage or restroom areas shall not be located in 
customers' direct line of sight.  

3.5.6 KEYING 
The Tenant  shall  coordinate hardware  and  keying 
as  outlined  in  the  shell  construction  documents 
provided to the Tenant. 

3.5.7  FIRE ALARM 
a. Landlord has designed and  installed a  fire 

alarm  system  that  includes a  junction box 
within  each  leased  Tenant  space.    Each 
junction box  is provided with  a  fire  alarm 
monitor  module  and  circuitry  for  signal 
interface connection between the Tenant’s 
and the Landlord’s fire alarm system. 

 
b. Tenant  shall  utilize  the  Landlord’s  fire 

alarm  contractor  for  all  new  fire  alarm 
installation  and  alterations  to  the  existing 
building  shell  fire  alarm  system  at  the 
Tenant’s sole cost. 

 

c. Tenant’s architect must submit a complete 
electrical plan for the use of the Landlord’s 
fire alarm contractor who will generate all 
fire  alarm  drawings  as  required  by  local 
authorities. 

3.6  FOOD SERVICE CRITERIA 

3.6.1  SERVING COUNTERS 
Tenants  with  a  serving  counter  shall  place  it  a 
minimum of  fifteen  feet back  from  the Lease Line 
and  shall  be  no  higher  than  3'‐6"  high.  Sneeze 
guards  and  cooler  display  units  must  be  built‐in 
and  fully  integrated  into  the  counter  design.  The 
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serving  counter  must  comply  with  ADA  and  all 
governing agencies. 

3.6.2  FURNISHINGS / OUTDOOR SEATING 
All  interior  furnishings  must  be  designed  for 
commercial  use.  Furnishings  visible  to  the  public 
are subject to approval by Landlord. 
 
Some Restaurant  Tenants may  have  a  designated 
outdoor seating area outside of the lease premises 
for  dining  and  are  responsible  for  providing  and 
installing  furnishings  and  fixtures.    Tenant  must 
obtain  Landlord  approval  on  all  furnishings  and 
fixtures prior to  installation. If exterior heaters are 
used within the Seating zone, they are required to 
be  grade mounted or overhead natural  gas units. 
Coordinate  with  the  Landlord's  architect  in 
advance  to  establish  piping  layout.  Portable 
heaters are discouraged. 
 
Where  required  by  the  Local  Alcohol  Bar  Control 
(ABC) law, a barrier must be installed by the Tenant 
at  the Tenant's expense and must conform  to  the 
architectural intent of the Project. 

3.6.3  FOOD SERVICE EQUIPMENT 
The  Tenant  equipment on  the  front  counter  is  to 
be set back a minimum of six  inches (6") from the 
front edge. Beverage machines, cash registers, cup 
dispensers and other miscellaneous equipment on 
the  front  counter must  be  concealed  by  counter 
design. No  used  equipment may  be  installed. No 
simulated  wood‐grain  finish  is  permitted  on 
equipment within the public view. 

3.6.4  DISPLAY CASEWORK 
 
Displays  set  in  front  counters  are  limited  to  six 
inches  (6")  overall  height  above  finished  floor. 
Displays  that  are mounted  on  the  front  counter 
shall  be  protected  by  transparent  glass  or  acrylic 
guards.  Glass  must  be  tempered  for  safety.  All 
display cases must be lighted and vented. 
 

Color‐corrected  fluorescent  lighting  integral  with 
food  display  casework  is  allowed.  Direct  visual 
exposure of incandescent bulbs and/or fluorescent 
tubes is not permitted. 

3.6.5  HOODS 
Kitchen  hood  exhaust  ductwork  shall  be 
constructed  per  all  applicable  codes.    Ductwork 
hangers  and  supports  shall  be  sized  to 
accommodate  the  added  weight  of  the  fire 
suppression  agent  and  prevent  the  duct  from 
collapsing. 

3.6.6  GREASE TRAPS 
Restaurant Tenants shall provide their own grease 
trap. Tenant shall clean  their  filters, duct systems, 
exhaust hoods  and  grease  collecting devices on  a 
regular  basis.  These  Tenants  shall  also  take  the 
appropriate  steps  necessary  to  prevent  the 
depositing and accumulation of grease on the roof 
including  but  not  limited  to  the  use  of  a  Grease 
Guard or equal type of the system. Damage to the 
roof  resulting  from  Tenant  neglect  shall  be 
repaired by  the Landlord at  the Tenant’s expense. 
The  Landlord  reserves  the  right  to  maintain  the 
Tenant's  hood  and  grease  collecting  devices  at 
Tenant's expense. 

3.6.7  ACCESS 
Provide access doors  in ductwork for maintenance 
as required by code. 

3.7  MECHANICAL SERVICE CRITERIA 

3.7.1  GENERAL REQUIREMENTS 
The  Tenant  shall  provide  a  complete,  operational 
HVAC system for their premises at Tenant expense. 
The  roof  structure  will  have  a  mechanical  zone 
specified by Landlord above the Premises where all 
rooftop HVAC units must be  located.   HVAC units 
shall be placed within the structural zone indicated 
on  Landlord’s  shell  drawings.  Tenants  should 
anticipate  using  standard  single  zone  packaged 
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rooftop units.  Tenant is responsible for any repairs 
to Landlord’s roof caused by Tenant’s work. 

 
Tenant  shall provide  rooftop  "traffic pads"  to and 
around  all  Tenant  supplied  rooftop  mechanical 
equipment from roof access hatch.  Coordinate this 
work with other Tenants. 
 
All  roof  membrane  repair  and  patching 
necessitated by Tenant’s work  is  to be performed 
by  Landlord’s  roofing  contractor  at  Tenant’s 
expense. 

3.7.2 DESIGN CONDITIONS 
Specific  Atmospheric  Criteria  for  Mechanical 
Equipment design will be provided by the Landlord 
for  the  Tenant’s  use  in  designing  Mechanical 
systems. 

3.7.3  DUCTWORK 
Routing of any ductwork  through adjacent  tenant 
spaces will not be allowed. 
 
Sheet metal supply ductwork shall be insulated per 
American  Society  of  Heating,  Refrigeration,  Air 
Conditioning  Engineers  (ASHRAE),  UBC,  IMC  and 
local  code  standards.  Insulated  flexible ducts with 
spin‐in collars can be used between main duct and 
outlets  if  the  maximum  length  does  not  exceed 
8'‐0" and include more than one 90‐degree elbow. 

 

3.7.4  AIR DISTRIBUTION 
All  air distribution  systems  shall be  in accordance 
with  SMACNA  (Sheet Metal  and  Air  Conditioning 
Contractors  National  Association)  low  velocity 
standards  and details,  including  air  supply,  return 
air  distribution  to  all  supply  and  return  registers. 
The distribution system shall be  furnished with all 
necessary  air  control  devices  to  properly  control 
supply and return air 

3.7.5  NOISE AND VIBRATION 
Mechanical  equipment  to  be  installed  by  the 
Tenant must  confirm  to  the  following  noise  and 
vibration limits: 
 
1.  Equipment  must  not  produce  sounds  that 

exceed 60 decibels at the unit. 
2.  Equipment must  be  on  an  adequate  resilient 

isolation  system  to  provide  at  least  95% 
efficient  vibration  isolation  of  all  frequencies 
generated by the machinery or equipment. 

3.7.6  EXHAUST SYSTEMS 
 
1. Any  Tenant  with  odor‐producing 

operations  must  provide  an  adequate 
exhaust  and  ventilating  system,  at  the 
Tenant's expense. Operations that produce 
undesirable  odors  (i.e.  hair  salons, 
manicuring salons, shoe repairs, pet stores) 
must  engineer  and  install  an  independent 
exhaust  and  make‐up  air  system  at 
Tenant's expense. 

 
2. To  prevent  migration  of  odors,  heat  or 

moisture  to  adjacent  spaces, make‐up  air 
must be at 90% or greater of  the exhaust 
quantity. Exhaust air quantities  shall meet 
the requirements of the ASHRAE and in no 
case  be  less  than  required  by  code.  This 
requirement will be strictly enforced by the 
Landlord. 

 
3. No exhaust or vent shall be  located within 

fifteen feet (15) of any supply air intake. 
 
4. All  toilet  roam  exhaust  fans  must  be 

provided  with  a  back  draft  damper  and 
connected  to  a  separate  system  provided 
and installed by Tenant 

3.7.7  FIRE AND SMOKE DAMPERS 
The  Tenant  shall  provide  fire  and  smoke  control 
dampers  as  required  by  code.  Provision  shall  be 
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made for sufficient access to each fire damper. All 
fire  dampers  must  be  approved  for  use  in  this 
municipality  by  code  compliance  and  carry 
evidence of UL approval. Fire dampers shall not be 
installed  in  openings  and  ducts which  serve  as  a 
part of a smoke control system or plenum. 

3.7.8  AIR BALANCE 
Air balance of  all HVAC, exhaust  and make‐up  air 
systems  shall  be  the  responsibility  of  the  Tenant. 
The  Tenant  shall  furnish  the  Tenant  Coordinator 
three  (3)  copies  of  a  certified  air  balance  report 
prepared by an  independent HVAC Contractor  for 
Final Acceptance by Landlord. 

  
3.7.9  FOOD SERVICE TENANTS  Air Balance 
 

a) Food  Service  Tenants  shall  provide  all 
necessary  fans,  hoods  and  ductwork 
for  a  completely  functioning  kitchen 
mechanical  system.  The  hoods  and 
exhaust ducting are  to be designed  in 
accordance  with  all  applicable  codes 
and  the  Landlord's  requirements.  The 
Tenant  shall  be  solely  responsible  for 
all  associated  costs  in  providing  and 
installing  kitchen  hoods  and  kitchen 
hood  fire  protection  equipment.  All 
work  required  to  accommodate  the 
hood and duct connection shall be the 
sole responsibility of Tenant. All special 
equipment  required  to  support  the 
Tenant’s  operation  shall  be  provided 
by the Tenant at the Tenant's expense. 

 
b) All  kitchen  hood  drawings  shall  be 

submitted  with  Final  Construction 
Documents  for  the  Landlord's 
approval.  The  Tenant  is  required  to 
utilize  UL,  UMC,  UBC  and  F.M. 
approved materials and system design. 

 
c) The  Tenant  shall  submit  with  its 

drawings  a  duct  diagram  showing 

exhaust  and make‐up  air  ducting  and 
air quantities.   

 
d) All  kitchen  exhaust  systems  fire 

protection  schemes  are  to  meet  the 
criteria  of NFPA‐95  and  shall  conform 
to local governing agencies. 

 
e) All freezer boxes shall be provided with 

insulated  floor  systems  as 
recommended  by  the  equipment 
manufacturers. Exposed concrete floor 
slabs  as  the  only  floor  are  not 
permitted. 

 
f) Condensate  lines  for  refrigeration  and 

/  or  air  conditioning  must  terminate 
within  the  Tenant's  space  in 
accordance with applicable codes. 

 

g) Heat  from  walk‐in  coolers, 
refrigerators, etc. must not be rejected 
to the return air plenum.  Heat must be 
rejected  directly  to  the  outside, 
utilizing  split  system  refrigeration 
equipment if necessary at the Tenant's 
expense. 

 
 

3.8  ELECTRICAL SERVICE CRITERIA 

3.8.1  GENERAL REQUIREMENTS 
   
1.  The  Tenant,  at  its  expense,  shall  provide  all 

electrical  work  which  shall  include,  but  shall 
not  be  limited  to,  designing,  furnishing  and 
installing  the  following  electrical  equipment 
and  services  in  the  Premises  described  below 
in accordance with all governing codes. Tenant 
shall provide  Landlord with proof of electrical 
inspection prior to Tenant's occupancy. 
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2.  Tenant's  total  connected  load  shall be  limited 
to the maximum allowable lighting load per the 
California State Energy Code, plus a reasonable 
amount of miscellaneous equipment load. 

 
3.  The Tenant shall be responsible  for contacting 

directly with the Utility provider for installation 
of  temporary  and  permanent  service  and  the 
meter at the Landlord‐provided meter base. 

 
4.  The Tenant shall be  responsible  for consulting 

with the telephone company and arranging for 
service from the Landlord's designated point to 
its  prospective  location.  Telephone  service 
from  the  designated  service  point  to  the 
Tenant's  space  shall  be  by  the  Tenant.  Any 
exposed  cable  in  the  ceiling  plenum  shall  be 
plenum‐rated. 

 
5.  Electrical  work  shall  be  installed  so  as  to  be 

readily  accessible  for  operating,  servicing, 
maintaining,  and  repairing.  Hangers  shall 
include  all  miscellaneous  steel,  such  as 
channels,  rods,  etc.,  necessary  for  the 
installation  of  the  work.  Fasten  hangers  to 
steel,  concrete,  or  masonry  elements  only. 
Tenant  shall  not  fasten  or  suspend  products 
from mechanical work or roof deck. 

 
6.  All conduit shall be concealed. 
 
7.  Tenant  shall  furnish  and  install  all  electrical 

materials,  required  for  the  operations  of  the 
Tenant.  These  materials  include  but  are  not 
limited to: 
 
a. Primary and secondary conduit. 

(Provide  conductor,  connect main  service 
to  the  meter  base  and  provide  required 
disconnect breaker.) 

 
b. Circuit breakers. 
 

c. All  branch  circuit  wiring,  conduit,  boxes, 
receptacles, lighting fixtures, lamps, clocks, 
signage, grounding, etc. 

 
d. Security  equipment  with  conduit  and 

outlets, if desired. 
 
e. Exit lights and emergency lighting. 
 
f. Disconnecting means  for  signs  or  outline 

lighting  per  latest  adopted  version  of  the 
NEC. 

3.8.2  MATERIALS STANDARDS 
 
1.  Electrical  materials  shall  be  new,  shall  meet 

NEC  standards,  shall  bear  the  UL  label,  and 
shall  be  compatible  with  the  general 
architectural design. 

2.  All  Tenant  branch  circuit  wiring  shall  be 
soft‐drawn  annealed  copper with  color  coded 
insulation.  

3.  Branch  circuit wiring  used  underground  or  in 
wet  locations  shall  be  XHHW  or  THWN 
insulation. 

4.  Branch  circuit  conductors  shall not be  smaller 
size than No. 12.  

5.  Communication, signal and control wiring shall 
be  sized  an  accordance  with  equipment 
manufacturer's recommendations. 

6.  Disconnects  shall  be  either  fusible  or 
non‐fusible,  as  required.  Disconnects  shall  be 
heavy duty, NENFA type, as required. 

7.  All devices  connected  to  the electrical  system 
shall bear  the Underwriter's  Laboratories  (UL) 
Label. 

8.  Ballasts shall be an energy saving type. 
9.  Conduit  shall  be  GRS,  IMC,  EMT  or  flexible 

steel. 
10. Devices shall be specification grade. 
11.  All  conductors  shall  be  terminated  in  proper 

terminals and shall be in conduit. 
12. The neutral bus  in  all panels  is  to be  isolated 

from a grounding bus. 
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13. Transformers  to be  three phase, have Class H 
insulation  with  multiple  taps  above  rated 
voltage  and  have  demand  load  not  greater 
than 80% of the transformer rating.  

3.8.3  EMERGENCY LIGHTING 
Tenant  shall  provide  emergency  pathway  lighting 
and  (dual  circuit)  "exit"  lights  where  required  in 
Tenant's store per all applicable codes. Emergency 
battery units and equipment must be permanently 
installed  and  connected.  Cords  and  plugs  are  not 
permitted. 

3.8.4  CABLE TELEVISION 
 
1.  Cable  television  installation  and  service 

charges for available cable shall be paid by the 
Tenant directly to the Cable TV utility company 
furnishing the installation and/or services. 

2.  Exterior  antennas  and  satellite  dish 
installations  are  NOT  allowed  unless  prior 
written  approval  is  received  from  the  Tenant 
Coordinator. 

3.9  PLUMBING SERVICE CRITERIA 

3.9.1  GENERAL REQUIREMENTS 
1.  Tenant  is  responsible  for  providing  and 

installing  all  plumbing  systems.  This  includes 
water,  sewer  and  gas  rough‐in,  connections, 
fixtures and equipment. 

 
2.  Plumbing  work  shall  conform  to  good 

engineering practice and shall be in accordance 
with  industry  standards,  applicable  plumbing 
codes and Landlord's requirements. 

 
4.  Piping  shall  be  supported  from  hangers  at  an 

adequate  distance  with  adequate  supporting 
hanger  rods  fastened  to  building  framing 
whenever possible. No supports shall be hung 
from the roof deck. 

 

5.   Plumbing  shall  not  be  installed  in  demising 
walls. 

3.9.2  WATER 
Landlord will  provide water  service  to  a  common 
mechanical room  in the building.     The Location of 
the  service will be  shown on  the  Landlord’s  Shell 
drawings.    Tenant  is  responsible  for  water  pipe 
distribution  to  their  space  and  installation  of  a 
tenant deduct meter  for their space.   Tenant  is  to 
supply  and  install  the  water  meter  for  their 
Premises within  two weeks  of  the  Delivery  Date.  
Approved  meters  for  Tenant’s  Premises  are  as 
follows based on size of water service: 
 
5/8” x ¾”    Sensus SRII 
¾” x ¾”       Sensus SRII 
1”                Sensus SRII 
1‐1/2”         Sensus SR 
2”                Sensus SR 

ALL  METERS  ARE  TO  HAVE  AMR  CAPABILITY  AND  ARE 
AVAILABLE  FROM WATERMETRICS WEST, 16120 SW 72ND 

AVE., TIGARD, OR 97224.  CONTACT IS PAT HEFFERNAN 

3.9.3  SANITARY SEWER 
1.  The  Landlord  shall  provide  a  sanitary  sewer 

branch  line below the slab within the Tenant’s 
Premises  in  accordance with  Exhibit  C  of  the 
Tenant’s Lease. Tenant shall design and  install 
all  sanitary  waste  facilities  and  necessary 
extensions  of  service.    Refer  to  Section  6.1.2 
for  the  required  method  of  dealing  with 
penetrations  of  the  methane  barrier  located 
below the slab on grade. 

 
2.  Piping  and main pipes  shall be  service weight 

cast  iron.  Branch  drain  pipes  and  vent  pipes 
two  inches (2") and smaller may be galvanized 
steel  pipe,  copper  tube  D.W.V.  weight  or 
heavier.  Cleanouts  shall  be  installed  as 
required  by  the  applicable  codes.  Cleanouts 
shall  be  installed  at  a maximum  of  75  linear 
feet.  No  cleanouts  shall  be  permitted  above 
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suspended  ceilings  and  shall  be  terminated 
flush with the finished floor or wall. 

3.9.4  PLUMBING VENT RISER 
The Tenant shall not penetrate the roof membrane 
with vent risers. The Tenant shall design and install 
all  extensions  of  vent  lines  to  the 
Landlord‐provided vent risers. 

3.9.5  RESTROOMS 
1.  Each Mall  Tenant with  premises  in  excess  of 

750  sq.  ft.  must  have  a  minimum  of  one 
restroom  designed  for  use  by  both  sexes. 
Separate restrooms shall be provided  for each 
sex when  the  number  of  employees  exceeds 
ten (10). Any Tenant serving food or beverages 
and  providing  its  own  seating  shall  provide 
separate restrooms for each sex. 

 
2.  The  Tenant  water  closets may  be  flush  tank 

type. 
 
3.  The  Tenant  shall  provide  a  3"  (minimum) 

self‐priming floor drain and vent in toilet areas 
and other areas of high water usage. 

3.9.6  DOMESTIC WATER 
1. The  Landlord  has  provided  a  cold  water 

line  within  the  ceiling  plenum  near  the 
Tenant's space in accordance with Exhibit C 
of  the  Tenant’s  Lease.   Verify  service  size 
with Landlord’s shell drawings. 

 
2. The  Tenant  shall  design  and  install  all 

facilities  and  extensions  of  service  within 
its premises. 

 
3. Food  Service  Tenants  and  high  water 

consumption  Tenants  shall  make  the 
connection  to  the  Landlord‐furnished 
domestic  cold  water  supply,  install  a 
remote  reading meter  in  accordance with 
Section  3.2.7  of  this  Tenant  Criteria 
Manual. 

 
4. Domestic  water  piping  shall  be  Type  M 

copper  with  wrought  copper  fittings, 
joined with ASTM 95‐5 solder. Tenant shall 
provide  dialectic  fittings  when  joining  or 
abutting dissimilar metals. 

 
5. Tenant  shall  install  air  chamber,  thrust 

blocks,  or  shock  absorbers  in  its  piping 
system  to prevent noise  and damage due 
to water hammer. Branch piping shall have 
accessible  service  valves.  Tenant  shall 
provide  accessible  shut  off  valves  an  all 
supply piping to fixtures. 

 
6. Tenant shall insulate domestic hot and cold 

water  piping  with  1/2"  thick  fiberglass 
insulation with a non‐combustible UL rated 
vapor  barrier  jacket  or  closed  cell  flexible 
insulation.  Any  Tenant  having  drain  lines 
above  lower  level ceilings subject to water 
temperatures  below  58  degrees  shall 
insulate  such  drain  lines  as  described  for 
hot and cold water. 

 
7. Piping  shall be  supported  from hangers at 

an  adequate  distance  with  adequate 
supporting  hanger  rods  fastened  to 
building  framing  whenever  possible.  No 
supports shall be hung from the roof deck. 

 
8. The  Tenant  shall  provide  accessible 

clean‐outs  in toilet areas. The Tenant shall 
provide a back flow preventer. 

3.9.7  WATER HEATERS 
Tenant's water  heaters  shall  be  electric  and  shall 
be equipped with U.L. approved temperature and 
pressure  relief  valves  piped  to  drain.  Note:  Food 
Tenants must use gas water heaters. Tenant  shall 
provide a relief drain  line  to Tenant supplied  floor 
drain.  If  the water  heater  is  installed  above  floor 
elevation,  it  must  sit  in  a  galvanized  pan.  Relief 
valves must drain into pans and a drain line shall be 
provided from the pan to the floor drain. Hot water 
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heaters may be bracketed off or  suspended  from 
the  existing  structure,  exterior,  or  demising walls 
with Landlord's approval. 

3.9.8  GREASE INTERCEPTORS 
Food  Service  Tenants  shall  provide  grease 
interceptors  in  accordance  with  code 
requirements.  Tenant must  secure  approval  from 
Landlord on  the  location of grease  interceptors.  If 
the  interceptors  are not maintained  to  Landlord's 
satisfaction,  Landlord  may  maintain  grease 
interceptor at Tenant's expense. 

3.9.10  HAIR AND LINT INTERCEPTORS 
Styling  salons  shall  provide  hair  and  lint 
interceptors  in  accordance  with  code 
requirements.  If  the  interceptors  are  not 
maintained  to  the  Landlord's  satisfaction,  The 
Landlord may maintain hair and  lint  interceptor at 
the Tenant's expense. 

3.9.11  GAS SERVICE 
1. If  required,  the  Tenant's  Contractor  shall 

install and extend gas piping  from  the gas 
meter base  located  in  the Meter Room  to 
the  Tenant's  Premises  as  directed  by  the 
Landlord.  Gas  piping  shall  be  of  welded 
construction,  except  for  the  final 
connections  to  the meter and equipment. 
All gas piping shall be installed beneath the 
roof deck and labeled. Tenant penetrations 
of  Landlord’s  roof  are  to  be  repaired  by 

Landlord’s  roofing  contractor  at  Tenant’s 
expense. 

 
2. Tenants using gas for cooking must run gas 

piping  vertically  through  plenum  space 
above the ceiling  in a sleeve vented to the 
outside air. All gas piping in Tenant's space 
must be exposed and labeled. 

 
a. Tenant shall order gas service from 

the  Natural  Gas  service  provider.  
The gas connection shall be by the 
Tenant's  Contractor  and  at 
Tenant's expense. 

 
b. Food Service Tenant's with exhaust 

hoods shall provide a gas  interlock 
to  shut‐off  the gas  supply  to  their 
equipment  when  the  hood  fire 
suppression system is activated, as 
required by code. 
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SECTION 4 
CONSTRUCTION CRITERIA 

4.1  INTRODUCTION 

This  section  outlines  the  general  conditions  and 
basic  ground  rules  for  all  contractors  and  their 
suppliers working on The Tenant’s premises.   The 
following  items  should  be  incorporated  into  each 
of Tenant’s construction contracts. 
 

4.2  PRE‐CONSTRUCTION MEETING 

Prior to the Tenant’s commencement of 
construction, the Tenant shall contact the 
Landlord’s Tenant Coordinator to schedule a 
mandatory pre‐construction meeting with the 
Landlords Tenant Coordinator.  At this meeting the 
contractor will be required to provide and/or 
acknowledge the following: 
 Construction Contractors Board Number. 
 Insurance Certificate in compliance with 

Appendix XX. 
 Ten thousand dollar ($10,000.00) 

Contractor’s Damage Deposit. 
 List of subcontractor’s. 
 Contact Information including address, 

phone, fax, cell phone and 24‐hour 
emergency phone numbers for the 
Tenant’s contractor, Project Manager, Site 
Superintendent and all major 
subcontractors. 

 Landlord approved Tenant’s plans to be 
left at jobsite. 

 Building permit. 
 Construction schedule for Tenant’s work. 
 Safety Plan. The job‐specific Safety Plan is 

to be available at the Tenant’s Premises for 
inspection by Landlord.  The Safety Plan is 
to be specific to the construction of the 
Tenant’s premises and is to address fall 
protection and any other hazards 
anticipated to be encountered during 
construction. 

 MSDS books including all hazardous 
materials expected to be used by the 
Tenant’s contractor and subcontractors are 
to be available at the Tenant’s Premises at 
all times. MSDS documentation is to be 
specific to the project.  

 Signature by Tenant of the meeting agenda 
acknowledging their attendance and 
understanding of the requirements listed 
therein. 

 Following the successful completion of the 
preceding activities the Tenant’s 
construction may proceed upon Landlord’s 

Delivery of the Space to the Tenant. 

4.3  CONSTRUCTION SAFETY 

a) Tenant’s contractor shall comply with 
all applicable safety codes and 
regulations.  All work is to be 
performed in accordance these safety 
codes and regulations. Tenant’s 
contractor shall take all necessary 
precautions to safeguard all workmen 
and the public and to preserve all 
private and public property.  Landlord 
reserves the right to stop Tenant’s 
work in the event that Tenant’s work is 
being performed in an unsafe manner, 
until such time as the unsafe situation 
is remedied. 

 
b) Tenant’s contractor or its 

subcontractors are prohibited from 
consuming or being under the 
influence of alcohol or any other 
intoxicant while on the project site 
(including Tenant’s premises, and 
vehicles parked on project property). 

 
c) Routine inspections may be performed 

by the Landlord or the Landlord’s 
Tenant Coordinator to assess the 
performance of the Tenant’s 
contractor on project progress, safety, 
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and adherence to the requirements of 
the TCM. 

 
d) Tenant’s contractor is required to 

properly protect its work with lights, 
guard rails, barricades, warning signs, 
etc. as may be applicable to the 
specific work being performed and the 
requirements of the governing safety 
authorities. 

 
e) Tenant’s contractor is to provide onsite 

fire extinguishers labeled with current 
inspection tags at all times.  A 
minimum 20 lb. ABC rated extinguisher 
is required. 

 
f) Hardhats and safety glasses are to be 

worn on the project site at all times. 
 

g) Proper safety attire is required 
including boots (no sandals, tennis 
shoes, etc. are allowed), sleeved shirts 
and long pants (no cut‐offs, shorts, 
sweatpants, etc. allowed). 

 
h) Electrical cords on all equipment are to 

be undamaged and equipped with 
functioning ground wire. 

 
i) No portable radios, boom boxes, or 

headsets are allowed on the project 
site. 

 
j) Proper notification of the Landlord and 

all other workers on the project site 
per Federal and State OSHA is required 
for the use of any hazardous materials.  
Proper safety procedures for the use of 
the specific materials are to be 
observed any time hazardous materials 
are being used (including ventilation, 
tenting of affected areas, and proper 
personal protective equipment for 
personnel using the material, etc.). 

 
k) No asbestos or PCB’s containing 

material or equipment are allowed on 
the premises. 

 
l) Tenant’s contractor is to provide a fire 

watch during and one‐hour after 
completion of welding activities.  
Landlord’s Tenant Coordinator to be 
notified 24 hours in advance of Tenant 
welding. Welding activities are to be 
performed in accordance with all 
applicable codes and ordinances. 

 
m) All work on Landlord’s electrical 

switchgear is to be scheduled with 
Landlord and Landlord’s electrical 
contractor.  Landlord reserves the right 
to pre‐approve Tenant’s electrical 
subcontractor(s). 

 
n) Proper lockout / tag out procedures 

are to be utilized for all work on 
Landlord’s electrical panels. 

 
o) Tenant’s electrical contractor is to 

submit to Landlord a schedule of all 
anticipated work on Landlord’s 
switchgear and meter banks.  Schedule 
is to indicate the estimated time of the 
work, power outages (if any), and the 
description of the work to be done.  All 
power outages are to be approved 24 
hours in advance by Landlord’s Tenant 
Coordinator. 

 

p) No animals are allowed on the project 
site. This prohibition includes animals 

within vehicles. 

4.4  CONTRACTOR’S CONSTRUCTION & 
DAMAGE DEPOSIT 

The Tenant’s contractor shall pay  to  the Landlord, 
prior  to commencement of construction activities, 
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a ten thousand dollar ($10,000.00) cash deposit to 
apply toward the repair of any potential damage by 
the Tenant’s contractor to the Landlord’s property 
(cost  +  25%),  coordination  of  Tenant’s work with 
project  construction  activities  (coordination  fee), 
cleanup  due  to  the  contractor’s  non‐conforming 
house‐keeping,  and/or  completion  of  punchlist 
items  not  completed  by  the  Tenant’s  contractor.  
The unused portion of this deposit will be returned 
to the Tenant’s contractor upon completion of the 
Landlord’s  punchlist  for  the  space  and  Landlord’s 
receipt of the Tenant’s Certificate of Occupancy. 

4.4.1  LANDLORD’S FEE FOR TEMPORARY 
TOILETS AND DUMPSTERS 

See Landlord’s Tenant Coordinator for more 
information. 

4.5  CONTRACTOR PARKING 

See the Landlord Tenant Coordinator for current 
parking details. 

4.6  SECURITY 

Tenant’s  contractor  is  to  secure  and  make  safe 
their work site against public entry. 

4.7  PERMITS & INSPECTIONS 

4.7.1  REQUIRED PERMITS 
Refer  to  Items  2.11.1  and  2.11.1.1,  Required 
Permits and Approval Times. 

4.7.2  INSPECTIONS BY GOVERNING AGENCIES 
The  Tenant  or  its  contractor  is  responsible  for 
obtaining all  required  inspections by all authorities 
having  jurisdiction.  The  Tenant’s  contractor  is 
responsible  for  correcting  all deficiencies  recorded 
by  the  authorities  having  jurisdiction  during  their 
inspections. 

4.7.3  LANDLORD’S INSPECTIONS 

During  the  construction  of  the  Tenant’s  store,  the 
Landlord’s  representatives may  inspect periodically 
to determine whether construction conforms to the 
approved  plans  and  specifications  and  the 
provisions  of  this  TCM.    Should  there  be  any 
discrepancy, the Tenant’s Work may be halted until 
the  discrepancy  is  resolved.    In  no  event  do  such 
inspections  or  the  subsequent  results  of  such 
inspections place any responsibility on the Landlord. 

4.8  TENANT’S CONTRACTOR & 
SUPPLIERS 

1. The Tenant’s contractor must be onsite at 
all times to supervise the subcontractor’s 
work in the Tenant space. 

 
2. The Tenant’s contractor must provide the 

Landlord with a list of subcontractors prior 
to the pre‐construction meeting described 
above.  The Landlord reserves the right to 
approve all contractors and suppliers. 

 
3. In  the  event  that  Tenant’s  contractor 

violates  any  of  Landlord’s  standards  as 
stipulated in this TCM, the requirements of 
the Lease, or becomes  involved  in a  labor 
dispute,  then  the  Landlord,  at  its  sole 
discretion, may  order  Tenant’s  contractor 
or  subcontractors  to  cease  work  and  to 
remove  itself,  its  employees  and  its 
equipment  from Landlord’s property upon 
24 hours written notice. 

 

4. The  Landlord  requires  that  the  Tenant 
utilize  the  Landlord’s  contractors  for 
certain aspects of the work,  including roof 
repairs  due  to  the  Tenant’s  work,  HVAC 
system  on  Landlord’s  roof,  fire  sprinkler 
system  additions  and  modifications,  fire 
alarm  system additions and modifications.  
A  complete  listing  of  Landlord’s 
subcontractors  is  available  from  the 
Landlord’s Tenant Coordinator. 
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4.9  COORDINATION 

The Tenant’s work shall be coordinated with the 
Landlord’s work as well as with the work of the 
other tenants in the shopping center, so that the 
Tenant’s work will not interfere with or delay the 
completion of construction in the shopping center.  
Refer to Section 4.15 regarding specifics of work 
scheduling and site deliveries. 
 
The Tenant’s contractor is responsible for 
attending weekly site coordination meetings 
conducted by the Landlord or the Landlord’s 
Tenant Coordinator for the purpose of identifying 
and scheduling the Tenant’s construction activities 
and material deliveries with those of other tenants 
and the site General Contractor.   Failure to attend 
meetings and / or coordinate construction and 
deliveries that affect other tenants, site General 
Contractor, or Landlord may result in cessation of 
Tenant’s offending work activities or rejection of 
Tenant’s unscheduled deliveries.  Landlord’s 
Tenant Coordinator is the sole point of contact for 
scheduling construction activities and deliveries.  
Costs associated with Tenant’s failure to 
coordinate and schedule work shall be the 
responsibility of the Tenant. 

4.10  COORDINATION FEE 

The Landlord reserves the right to charge a fee for 
coordination  of  the  construction  among  the 
multiple tenants on the project.  

4.11  LABOR RELATIONS 

Union  Labor  Provision:  The  Tenant  agrees  to 
comply with any union  labor provisions as may be 
required by the Landlord, and the Tenant agrees to 
do  nothing  to  cause  the  picketing  of  the 
construction site (or Shopping Center) by any labor 
unions.  The Tenant shall employ only such labor in 
the  performance  of  Tenant’s  Work  as  will  work 
harmoniously  with  the  other  labor  employed  on 
the Project and, as such further  labor  is employed 
on the Project, will continue to work harmoniously 
with  the  other  Project  labor.  The  Tenant  will 

require  its  labor  to  comply  with  any  designated 
gate program established at any  time on  the  site. 
Costs  incurred  by  the  Landlord,  including  but  not 
limited  to management,  clerical  and  trade  labor, 
printing,  copying,  faxing,  and  legal  fees,  to  re‐
establish gates tainted by the Tenant or  its agents 
shall be reimbursed by the Tenant to the Landlord 
at 115%. 
 
The Tenant shall not cause, in whole or in part, any 
work  stoppages  or  strikes  on  the  Project.    If  the 
Tenant  causes,  in  whole  or  in  part,  any  work 
stoppages  or  strikes  on  the  Project,  the  Tenant 
shall  promptly  take  whatever  steps  are  legally 
available to terminate the work stoppage or strike.  
Should  there  be  a  work  stoppage  or  slowdown 
caused by a  strike, picketing or boycott by any of 
the  Tenant’s  employees,  subcontractors  or,  his 
agents,  suppliers  and/or  sub‐tier  subcontractors, 
The Tenant shall take any and all actions necessary 
to correct the problem. Should a dual‐gate system 
become necessary as a result of the Tenant’s work, 
the  Landlord  will,  at  the  Tenant’s  sole  expense 
institute a dual‐gate system  in compliance with all 
applicable  laws  so as  to minimize  impact  to other 
work at the Project site.  Until the dual‐gate system 
is put in place and legally established, the Tenant’s 
work  is  to  be  shut  down  and  the  Tenant’s 
subcontractors are  to  leave  the Project until  such 
time  as  an  agreement  is  reached  between  the 
Landlord  and  the  Tenant  to  re‐commence 
construction  activities.  The  Tenant  shall  be 
responsible for all costs and delays incurred due to 
the Tenant’s labor disruptions. 

4.12  QUALITY STANDARDS 

All  of  the  Tenant’s  contractor’s  work  shall  be 
performed  in  a  thorough,  first  class,  and 
workmanlike  manner,  and  shall  be  in  good  and 
usable condition at  the date of  the completion of 
the work. 
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4.13  SPACE ACCEPTANCE BY TENANT 

By occupying the designated space for construction 
activities,  the  Tenant  shall  be  deemed  to  have 
accepted  the  premises  as‐is,  acknowledged  that 
the  Landlord  has  completed  the  work  required 
pursuant  to  the  Lease,  and  have  agreed  that  the 
Landlord  is  not  then  in  default  in  any  of  its 
construction obligations under the Lease. 

4.14  MODIFICATION TO EXISTING 
FACILITIES 

Any  modification,  revision,  addition,  or  unusual 
shell  structure  loading  must  receive  the  prior 
written  approval  from  the  Landlord  or  the 
Landlord’s  Tenant  Coordinator.  Once  approved, 
construction  of  the  revisions  is  contingent  upon 
approval  of  the  Tenant’s  engineered  drawings  by 
the  Landlord’s  structural  engineer.    Such 
modifications  will  be  at  the  Tenant’s  expense 
including  any  design,  engineering,  permits, 
inspection and construction costs. 

4.15  SCHEDULING WORK 

The  Tenant  and  its  contractor  shall  schedule  and 
coordinate  all  of  its  construction  activities  and 
deliveries with the Landlord’s Tenant Coordinator.  

4.16  TEMPORARY POWER 

The Tenant’s contractor must make arrangements 
with  Portland  General  Electric  to  receive 
temporary  power.  The  Landlord  will  have  its 
primary  system  energized  prior  to  the  start  of 
Tenant  Improvements.  Connection  to  the 
Landlord’s  system  for  purposes  of  temporary 
power must be coordinated with the Landlord and 
the  local utility provider. Tenant’s contractor  is  to 
provide GFI protection for all temporary power. 

4.17  TEMPORARY STOREFRONT 

After  the  opening  of  the  Center,  all  construction 
must  be  done  behind  temporary 
storefronts/barricades.  Refer  to  Exhibit  A‐4  for 
example.   These enclosures are  to be provided by 

the Tenant at the Tenant's expense. This enclosure 
may  be  pushed  out  into  the  Center  four  feet 
beyond  the  lease  line  to  allow work  on  Tenant's 
storefront.  The  Contractor  shall  remove  and 
dispose  at  of  the  temporary  storefront  upon 
completion  of  Tenant's Work  as  directed  by  the 
Tenant  Coordinator  at  the  Tenant’s  expense.  All 
work  involving  the  Temporary  Storefront  shall  be 
done during Center off‐hours. 
 
The Tenant's Contractor  is responsible to maintain 
a  neat,  aligned  and  clean  appearance  of  the 
temporary storefront. 
 
If  access  to  the  workspace  is  through  the 
temporary  storefront,  The  Tenant's  Contractor 
shall  provide  a  flush  mounted,  lockable  door 
painted to match the storefront. 
 
If  Tenant's  space  has  an  existing  temporary 
storefront  closure,  this  closure will be  sold  to  the 
Tenant and may be relocated to form the majority 
of Tenant's required temporary storefront. 

4.18  HOUSEKEEPING & MATERIAL 
HANDLING 

 
 Once construction begins in Tenant’s 

space, that area becomes the responsibility 
of Tenant and its contractor.  The area 
outside Tenant’s space is to be kept clean 
and cleared of debris on a daily basis.   If 
Tenant’s work area is not kept clean or if 
the trash is not removed, Landlord will 
notify Tenant and Tenant’s contractor.  
Failure to immediately respond to the 
required cleanup will result in Landlord’s 
cleaning of the area at Tenant’s expense 
plus an administrative fee from the 
contractor’s construction damage deposit.  
The Landlord has implemented a site‐wide 
dumpster program for the use of all Tenant 
Contractors.  See section 6.4.1 of this 
Tenant Criteria Manual.  Location of 
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dumpsters is coordinated by Landlord’s 
Tenant Coordinator. 

 
 The Tenant’s contractor is responsible for 

the removal and proper legal disposal of all 
surplus construction material from the 
project site. The Discharge of any material 
into the Landlord’s plumbing, storm sewer 
system, or trash containers is prohibited. 

 
 The Tenant’s contractor is responsible for 

prevention of construction dust migration 
from their workspace. 

4.19  TENANT’S CONSTRUCTION 
DRAWINGS 

One  set  of  plans  bearing  the  Landlord’s 
representative’s  review  and  approval  stamp must 
be kept on the premises at all times.  The Tenant’s 
contractor is to use this set of drawings along with 
the  City  approval  set  as  the Master  Construction 
Documents for the Tenant’s space. 

4.20  SIGN POSTING 

Neither  the  Tenant’s  Contractor  nor  its 
subcontractors shall be allowed to post any signage 
containing the name or advertising of their firm to 
any  part  of  the  temporary  storefront  or  any 
exterior wall of the Center. Contractor signs will be 
allowed  only  on  equipment  and  field  office  and 
must  be  approved  in  advance  by  the  Landlord’s 
Tenant Coordinator. Contractors may post one sign 
with a maximum size of signage of 2’x4’.  Landlord 
may  post  a  “Coming  Soon”  sign  on  front  of 
Tenant’s temporary storefront. 

4.21  AS‐BUILT DRAWINGS 

At the completion of construction, the Tenant shall 
provide one  complete  set of  reproducible as‐built 
drawings and one complete set of drawings in CAD 
format  to  the Landlord. As‐built drawings  shall be 
professionally drafted  in  the  same manner  as  the 
original documents and show all modifications as if 
they  were  included  in  the  original  drawings.  No 

clouds or other highlights shall be used to  indicate 
areas  of  modification.  Titles  and  dates  shall  be 
added  to  the drawings  to distinguish  them  as  as‐
builts.  The  As‐built  documents  shall  include 
Architectural,  Structural,  Mechanical,  Plumbing, 
Fire  Protection,  and  Electrical  (including  low‐
voltage security and sound systems drawings). 

4.22  PUNCH LIST 

The Tenant’s contractor shall notify the Landlord’s 
Tenant Coordinator in writing when they are 
substantially complete and request a final 
inspection from the Landlord.  The Landlord shall 
provide the Tenant’s contractor with a formal 
written punch list that shall describe any 
construction deficiencies pursuant to the standards 
established in this TCM and approved plans. Any 
punch list work not completed within twenty (20) 
calendar days from the date of the punch list may, 
at the Landlord’s option, be completed by the 
Landlord and the cost deducted from the Tenant’s 
contractor’s construction damage deposit. 

 
4.23  LANDLORD’S FINAL ACCEPTANCE: 
In order for the Tenant to receive the Landlord’s 
Final Acceptance, the Tenant must, within twenty 
(20) calendar days of the date the Tenant opens for 
business, obtain and present to the Landlord a 
three (3) ring binder with labeled tabs, the 
following documentation: 
 

1. A copy of the Certificate of Occupancy 
issued by the XXXXX Building Department, 
or a copy of the final inspection report 
authorizing occupancy by the XXXXX 
Building Inspector will suffice until the 
receipt of the official Certificate of 
Occupancy. 

 
2. Sign‐off from XXXXX Health Department (if 

applicable). 
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3. Copies of Building Permits and other 
required permits, indicating inspections 
and approvals by all appropriate agencies. 

 
4. As‐Built drawings of the Tenant’s work as 

described in Section 6.24. 
 

5. Certified HVAC test and balance reports for 
the Tenant’s space as described in Section 
4.7.8. 

 
6. The completed Landlord and Tenant punch 

list, initialed by the Landlord’s 
representative. 

 
7. Warranty letters from all sub‐contractors 

for work, materials and equipment 
provided/performed in the Tenant’s space.  
All warranties shall be for one (1) year 
from the date of occupancy. 

 
8. Certification from the Tenant’s contractor 

that all products installed in the Tenant’s 
space are hazardous material‐free. 

 
9. Copies of unconditional lien releases from 

the General Contractor and all sub‐
contractors. 

 
10. Cut sheets for all plumbing fixtures 

installed, including maintenance 
instructions. 

 
11. Cut sheets for all electrical systems 

installed, including maintenance 
instructions.  This should also include 
specifications for lamps and replacement 
parts. 

 
12. Cut sheets for all HVAC equipment and 

components.  This should include all 
specifications for replacement parts and 
maintenance schedules. 

 

13. Cut sheets for all kitchen equipment 
installed.  This should include all 
specifications for replacement parts and 
maintenance schedules. 

 
14. If applicable, information on the storefront 

system.  This should include, vendor 
information, storefront type, structural 
calculations, warranty letter and 
maintenance specifications. 
 

15. If applicable, exterior storefront finishes.  
This should include installation 
specifications, maintenance specifications 

and warranty letter. 
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