
 

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

MEMORANDUM 

To: Design Review Board 

From: Tony Leavitt, Associate Planner 

Date: May 9, 2015 

File No.: DRV16-01028 
 
Subject: VAREZE RESIDENTIAL PROJECT 
 CONCEPTUAL DESIGN CONFERENCE 

 

I. MEETING GOALS 

At the May 16, 2016 Design Review Board (DRB) meeting, the DRB should review the 
conceptual design for the Vareze Residential Project.  At the meeting, the DRB should 
determine: 

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

B. Determine which guidelines apply to the proposed development. 

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

II. BACKGROUND INFORMATION 

The subject property is located at 11801 NE 116TH Street (see Attachment 1). The 
applicant is proposing to construct a new 82 unit residential townhouse development on 
the 4.17 acre site located in the Totem Lake Neighborhood. The applicant has provided a 
plan set which includes site/ neighborhood information and three different building layout 
and massing options (see Attachment 2). The applicant’s preferred option is shown as 
Plan 1. 

III. SITE 

The subject property currently contains a multi-use industrial building and surface parking 
lot. The site is relatively flat with a significant upward grade elevation along the south and 
southeast property lines. The property has street frontage along NE 116th Street and a 40 
foot wide access easement along the north property line.   

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

North: TL 10B. Church use accessed from NE 118th Street. Maximum height is 65 
Feet. 

East and West: TL 10C. Car Dealership and Mixed Use Industrial/ Commercial 
Buildings. Maximum height is 65 Feet. 

South: RS 8.5. Residential Single Family. Maximum height is 25 feet. 
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Additional photographs prepared by the applicant that show the surrounding properties 
are contained in Attachment 2. 

IV. KEY ZONING REGULATIONS 

Zoning regulations for uses in TL 10C are found in the use-zone chart (see Attachment 
3). The following regulations are important to point out as they form the basis of any new 
development on the site. 

A. Permitted Uses: Attached or stacked dwelling units are allowed as freestanding 
developments only in the identified “Stand Alone Housing Areas”. 

Staff Comment: The subject property is located within a “Stand Alone Housing 
Area”. 

B. Height: TL 10C allows a maximum height of 65 feet above average building 
elevation, except areas adjoining low density zones where the maximum is 30 feet. 

Staff Comment: The southern 100 feet of the subject property is considered 
adjoining low density residential and subject to this requirement. 

C. Parking: The parking standards for attached or stacked dwelling units are: 

 1.2 stalls per studio unit 

 1.3 stalls per 1 bedroom unit 

 1.6 stalls per 2 bedroom unit 

 1.8 stalls per 3 or more bedroom unit 

 Guest Parking: A minimum 10% of the total number of required 
parking spaces shall be provided for guest parking and located in a 
common area accessible by guests. If the required number of guest 
parking spaces results in a fraction, the applicant shall provide the 
number of spaces equal to the next higher whole number. 

Staff Comment: Staff has not yet evaluated the proposed project for compliance 
with the City’s parking regulations. 

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

Staff Comment: Staff has not yet evaluated the proposed project for compliance 
with the City’s Affordable Housing Regulations. 

V. TOTEM LAKE NEIGHBORHOOD DESIGN GUIDELINES 

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

• Building Location and Orientation 

 Public Improvements (Sidewalks and Street Trees) 

 Pedestrian Connections, Lighting, and Amenities 

 Blank Wall Treatment 

 Residential Open Space 

 Parking Lots and Vehicular Circulation 

 Architectural Style and Scale 

2



Vareze Residential Project 
File DRV16-01028 

Page 3 

 Human Scale 

 Building Details and Materials 

 Signs 

 Visual Quality of Landscapes 

VI. CONTEXT 

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

A. How does the site relate to its surroundings? 

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

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

• Streetscape 

• Urban Form 

• Activities and Uses in the area 

• Pedestrian Patterns and Environment 

• Character of Adjacent Buildings 

• Landscaping/Open Space 

VII. DISCUSSION ISSUES 

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

A. Scale 

1. What are the key vantages of the project? 

2. Identify appropriate mitigation techniques for building massing of the 
proposed buildings. Possible techniques include building location and 
orientation, vertical and horizontal modulation, and a variety of roof forms. 
The applicant has provided building layout and massing designs including 
a preferred option (Plan 1) for the DRB’s review and comment (see 
Attachment 2). 

B. Pedestrian Access 

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

2. What are the key pedestrian connections? 

3. How would the project engage pedestrians? 

C. Open Space and Landscaping 
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What are opportunities for landscaping and/or open space on the subject property? 

 

VIII. ITEMS REQUIRED FOR DESIGN RESPONSE CONFERENCE 

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

IX. ATTACHMENTS 
1. Vicinity Map 
2. Applicant’s Proposal 
3. TL 10C Use Zone Chart 
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