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4. Residential uses may occupy 100 percent of the street-level street-facing
facade in a structure if the structure:
c. Is not located in a pedestrian-designated zone or a zone that has a
height limit of 85 feet or higher; and
d. Does not face a designated principal pedestrian street.
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  S ITE  CONTEXT
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SITE  CONTEXT:  CONSTRAINTS AND OPPOR TUNIT IES

• Fast connections to Downtown and   
  Westwood Village via proposed 
  RapidRide C line.

• Proposed pedestrian priority streets

• Walking distance to parks and 
  recreation facilities

OPPORTUNITIES

• Potential traffic and noise from 
  Fauntleroy.   

CONSTRAINTS

• Connection to Downtown via Metro bus 
  routes 22, 54 and 55.
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• Territorial and city views.

• Close proximity to neighborhood node: 
   West Seattle’s “downtown”.

• Proposed bicycle pathways.

• Potential noise from industrial 
  activities and uses.

• Wide street right of ways.
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OPPORTUNITIES

  S ITE  CONTEXT:  STREE T ELE VATIONS
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SITE  CONTEXT:  EXIST ING CONDIT IONS

VIEW OF SITE FROM 36TH AVE SW

VIEW OF BUILDING ACROSS STREET ON 36TH AVE SW

VIEW OF ADJACENT BUILDING TO SOUTH (TAN BUILDING IN FOREGROUND TO BE DEMOLISHED)

VIEW OF SITE FROM ALLEY 
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 S ITE  CONTEXT:  EXIST ING CONDIT IONS

VIEW FROM SOUTHWEST
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• Existing 7-story apartment building

• Existing 1-story office building• Existing single-story service building 

• Existing single-story office building 

• Existing 3-story apartment building
• Existing 4-story apartment building
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• Existing 2-story motel

• Existing 3-story office building

• Existing 2-story community building

• Existing single-story community building

AERIAL PHOTO

SITE  CONTEXT:  EXIST ING CONDIT IONS
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 S ITE  CONTEXT:  FUTURE CONDIT IONS

HEWIT T AND DPD DIAGRAM OF FAUNTLEROY TRIANGLE NEIGHBORHOOD
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TRIANGLE OPPORTUNITIES                   
Create mixed-use framework that retains the triangle 
character and respects established ownership
Provide standardized parking to meet existing parking 
demand and future development
Increase pedestrian and vehicular safety at intersections
Improve sidewalk experience
Increase tree canopy coverage
Increase stormwater opportunity areas
Encourage a pedestrian friendly environment through land 
use planning
Increase safety and usability for cyclists
Provide ‘Gateway’ to West Seattle from West Seattle Bridge
Explore set back opportunities (in conjunction with land use 
planning) to increase pedestrian spaces
Provide clarity to street/sidewalk system
Work within existing utility infrastructure
Establish lighting standards

    

IMPROVE CONNECTION TO CALIFORNIA

Accomodate peak traf�c �ows
Increase quality of pedestrian 
experience / buffer from road
Provide bike lanes
Restructure parking

BRT ROUTE

Maintain planted improvements at new 
development
Primary �re response route

Extend alley-like pedestrian connection  
between 37th Ave SW and 38th Ave SW 

Pedestrian Priority Street
Enhance paving at street and 
sidewalks
Improve adjacent curb cuts
Encourage market/festival use
Improve lighting

Redesign intersections to provide      
pedestrian plaza space where possible 
Increase pedestrian and vehicular  safety

Enhance Pedestrian Connection
Improve parking clarity

Explore potential pedestrian connection/ 
recreational path
Improve pedestrian access to plaza

Provide pedestrian connection from 
35th Ave SW to 36th Ave SW
Restructure parking
Integrate stormwater management
Improve landscape quality
Topography opportunity

Integrate with proposed project

Organize and improve parking
Improve landscape quality
Respond to existing land use
Topography opportunity

Enhance Pedestrian Connection
Improve parking clarity

Integrate with existing use
Provide a plan that can be phased in
Enhance pedestrian experience
Provide for an integration of trees and 
lighting
Pedestrian and bike link from SW 
Avalon St. to SW Alaska St. with 
uniform treatment (bike especially at 
36th)     

Coordinate improvements with Rapid 
Ride developments
Enhance sidewalk buffer from street
Integrate trees and lights with existing 
infrastructure

Encourage alternative/shared use of 
alleys

GAT
EW

AY
 E

XPRESSIO
N

BRT ROUTE TURNS EAST ON SW AVALON ST

BRT ROUTE

PRIMARY BIKE 
ROUTE

Primary vehicular way
Improve landscape quality
Provide median separation
Explore stormwater drainage options to median
Improve intersections
Improve pedestrian safety and crossings
Integrate new trees and lighting with existing 
utility infrastructure
Improve pedestrian and bike facilities 
while maintaining
ef�cent traf�c opperations
Accomodate peak traf�c �ows

TRIANGLE OPPORTUNITIES
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PROPOSED PLAN: SW SNOQUALMIE STREET AT YMCA PROPOSED AXON: SW SNOQUALMIE STREET AT YMCA

KEY PLANCHARACTER IMAGE

PROPOSED SECTION FOR SW SNOQUALMIE STREET
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PROPOSED SECTION (OPT 1) FOR 36TH AVE SW
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HISTORIC NEIGHBORHOOD IMAGES
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CONTEXT & CONCEPT IMAGES
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CONCEPT IMAGES
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CONCEPT IMAGES
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SUMMARY OF EARLY DESIGN GUIDANCE:  PREFERRED SCHEME

36TH AVE SW

VIEW FROM NORTHEAST

VIEW FROM SOUTHWEST TYPICAL UPPER FLOOR PLAN

GROUND FLOOR PLAN
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PREFERRED SCHEME -  SEC TIONS 

WEST-EAST BUILDING SECTION

Residential

Lobby/Circulation

Parking/Storage
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SECTION A - 36th Ave SW SECTION B - SW Snoqualmie St.

 PREFERRED SCHEME -  SEC TIONS

B

A
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D

C
SECTION D - ALLEYSECTION C - SOUTH LIGHTWELL

PREFERRED SCHEME -  SEC TIONS
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DESIGN GUIDELINES

SITE PLANNING

A-1 Responding to Site Characteristics
The siting of buildings should respond to specific site conditions and opportunities 
such as non-rectangular lots, location on prominent intersections, unusual topography, 
significant vegetation and views or other natural features.

A-2 Streetscape Compatibility
The siting of buildings should acknowledge and reinforce the existing desirable spatial 
characteristics of the right-of-way. 

A-3 Entrances Visible from the Street 
Entries should be clearly identifiable and visible from the street.

A-4 Human Activity
New development should be sited and designed to encourage human activity on the 
street. Graceful transition from street is an important consideration.

A-6 Transition Between Residence & Street
For residential projects, the space between the building and the sidewalk should 
provide security and privacy for residents and encourage social interaction among 
residents and neighbors.

A-10 Corner Lots
Buildings on corner lots should be oriented to the corner and public  street fronts.  
Parking and automobile access should be located away from the corner. 

HEIGHT, BULK & SCALE

B-1 Height, Bulk & Scale Compatibility
Projects should be compatible with the scale of development anticipated by the 
applicable Land Use Policies for the surrounding area and should be sited and designed 
to provide a sensitive transition to nearby, less-intensive zones. Projects on zone edges 
should be developed in a manner that creates a step in perceived height, bulk and scale 
between anticipated development potential of the adjacent zones.

ARCHITECTURAL ELEMENTS & MATERIALS

C-2 Architectural Concept and Consistency
Building design elements, details and massing should create a well-proportioned and 
unified building form and exhibit an overall architectural concept.  Buildings should 
exhibit form and features identifying the functions within the building.

C-3 Human Scale
The design of new buildings should incorporate architectural features, elements and 
details to achieve a good human scale.

PEDESTRIAN ENVIRONMENT

D-1 Pedestrian Open Spaces and Entrances
Convenient and attractive access to the building’s entry should be provided. To 
ensure comfort and security, paths and entry areas should be sufficiently lighted and 
entry areas should be protected from the weather. Opportunities for creating lively, 
pedestrian-oriented open spaces should be considered.

D-2 Blank Walls
Buildings should avoid large blank walls facing the street, especially near sidewalks.  
Where blank walls are unavoidable they should receive design treatment to increase 
pedestrian comfort and interest. 

D-3 Retaining Walls
Retaining walls near a public sidewalk that extend higher than eye level should be 
avoided where possible. Where higher retaining walls are unavoidable, they should be 
designed to reduce their impact on pedestrian comfort and to increase the visual along 
the streetscapes.

D-7 Personal Safety and Security
Project design should consider opportunities for enhancing personal safety and security 
in the environment under review.

D-8 Treatment of Alleys
The design of alley entrances should enhance the pedestrian street front. 

D-12 Residential Entries and Transitions
For residential projects in commercial zones, the space between the residential entry 
and the sidewalk should provide security and privacy for residents and a visually 
interesting street front for pedestrians.  Residential buildings should enhance the 
character of the streetscape with small gardens, stoops, and other elements that work to 
create a transition between the public and private entry.

LANDSCAPING

E-1 Landscaping to Reinforce Design Continuity with Adjacent Sites
Where possible, and where there is not another overriding concern, landscaping should 
reinforce the character of neighboring properties and abutting streetscape.

E-2 Landscaping to Enhance the Building and/or Site
Landscaping, including living plant material, special pavements, trellises, screen walls, 
planters, site furniture and similar features should be appropriately incorporated into the 
design to enhance the project.
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GUIDANCE

Following the EDG meeting on March 24, 2011, the board was generally supportive of 
the project goals and recommended the project move forward to MUP Application in 
response to the guidance provided.  They identified the Citywide Design Guidelines & 
Neighborhood specific guidelines (as applicable) of highest priority for this project. The 
board also expressed several comments and concerns, outlined as follows:     

1) A-1 Responding to Site Characteristics
The Board discussed the site with its rectangular shape, street corner frontage and 
sloping street elevation along SW Snoqualmie. They thought there should be a corner 
presence, especially at the ground level, where the residential entry is best placed. The 
sloping site could lead to a “diving first floor” relative to the sidewalk and a blank facade, 
both of which would need to be carefully addressed in the design. The base story needs 
to have sufficient height for it to express as a base and an inviting area.

2) A-2 Streetscape Compatibility
The Board indicated that the street improvements and the building architecture ad-
dressing it should respond the West Seattle Triangle neighborhood plan with it de-em-
phasis on the auto and creation of a landscaped pedestrian oriented area.

3) A-3 Entrances Visible from the Street
The Board indicated that the corner is the best location for the residential lobby as a 
glass box or other expression. The presence of the lobby needs to be emphasized.   

4) A-6 Transition Between Residence and Street
The Board requested the applicants to re-think the decision to not include live-work 
units at the sidewalk levels. These could provide an appropriate connection to and tran-
sition from the public sidewalk. If live-work units are not incorporated, the transition to 
apartment units becomes more awkward and will need to be carefully designed.

5) A-10  Corner Lots
The Board indicated that a gracious residential lobby with high ceilings would be ap-
propriate at the corner. 

6) B-1 Height, Bulk and Scale Compatibility
The Board did not anticipate that the height, bulk and scale would be out of proportion 
with the zone or vicinity. 

 SUMMARY OF EARLY DESIGN GUIDANCE

7) C-2  Architectural Elements and Materials
The Board noted that the images shown in the graphics packet as driving forces in the 
design seemed appropriate and that the applicants should develop the design along 
those lines. On a small lot such as this one, the Board stated that the design does not 
need to be overly complex. Green factor features, trees, green walls, etc., are important 
and should be used to add interest to the structure. Materials, they observed, seem 
headed in an appropriate direction.

8) D-2 Blank Walls
The Board indicated that blank walls which might be present around the garage and 
other elements need to be addressed carefully to reduce their blank, empty appearance.

9) D-3 Retaining Walls
The Board discussed how retaining walls along public sidewalks should be avoided if at 
all possible.

10) D-8 Treatment of Alleys
The Board indicated that the alley should be used as an alley, for vehicle access and 
service pickup, not as a pedestrian realm. Thought should be given to the pedestrian 
sidewalk crossing of the alley to incorporate features to enhance safety, such as pulling 
the building back to add to sightlines. The vehicle access point to Merrill Gardens should 
be considered in relation to the access point to the proposed building and it should be 
moved far enough away from the street to provide safe vehicle/pedestrian interaction. 

11) D-12 Residential Entries and Transitions
The Board indicated that the transition to the residences at or near grade level will be an 
important detail. Elements such as overhead weather protection, groundscape, defen-
sible space, blurring the transition from private to public and avoiding a fence should all 
be considered and appropriately incorporated.

12) E-2 Landscaping to Enhance the Building and/or Site
The Board discussed landscaped open space on the roof, indicating that gathering 
spaces near the northeast corner would be appropriate as they would in a maximized 
view location. 
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CURRENT SCHEME-  S ITE  PLAN

SITE PLAN

A-1
Site conditions and street corner frontage allows for 
a strong expression of the architecture at the build-
ing corner. The glassy residential lobby also creates 
a strong corner presence at ground level. 

A-3

A-2
The proposed building architecture and street 
improvements respond to the West Seattle Tri-
angle neighborhood plan with its de-emphasis 
on automobiles and the creation of a landscaped 
pedestrian-oriented area.

A-3, A-10
The entry at the corner of 36th AVE SW and SW 
Snoqualmie is clearly visible and demarcated from 
the street.  This corner entry is situated to interact 
with activity along those right-of-ways. 

D-8
The existing alley will remain as an alley, for vehicle 
access and service pick up and not as a pedestrian 
realm. The sidewalk pavers turn the sidewalk at the 
garage entrance to alert pedestrians to an alley 
crossing. The garage entry is also set back at the 
alley to enhance safety and sightlines.

A-2
A-10

E-2
Landscape has been used liberally on the project to 
help soften the buildings edges and respond to the 
goals presented in the West Seattle Triangle neigh-
borhood plan.  A variety of plant types reinforce the 
building’s use and character along the right-of-way.

E-2

THE GROVE
WEST SEAT TLE INN

36
TH

 A
VE

N
U

E 
SW

MERRILL GARDENS
SENIOR HOUSING

SW SNOQUALMIE STREET

E-2

A-8

A-6

D-8

D-3

D-12

A-1

A-6, D-1, D-12
The proposed design uses various elements such as 
landscaping, raised planters, and recessed, semi-
private patios to help mitigate the transition zone 
between private and public.

D-1

D-2

D-2, D-3
To add visual interest and reduce the “blank wall” 
effect along this steeply sloping sidewalk, the 
retaining wall  has been softened with a variety of 
plantings and a contrasting material palette.
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CURRENT SCHEME -  PLANS

LEVEL P1 LEVEL L2 LEVEL L5

LEVEL L1 LEVEL L3-4 LEVEL ROOF



Harbor West Seattle, LLC • Runberg Architecture Group, PLLC

24
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C-3 
Overhead weather protection, benches, and 
stoops  reinforce individual residential iden-
tities and provide street-level variety.

A-3, A-10
A visually distinct skin of corten steel turns the cor-
ner onto 36th AVE SW to clearly identify the entry 
into the project and provide architectural detail/
interest to passersby.

D-2, D-3, E-2
To add visual interest and reduce the “blank wall” 
effect along this steeply sloping sidewalk, the 
retaining wall  has been softened with a variety of 
plantings and a contrasting material palette.

D-8
The existing alley will remain as an alley, for vehicle access and 
service pick up, rather than a part of the pedestrian realm. The 
sidewalk pavers turn the sidewalk at the garage entrance to 
alert pedestrians to an alley crossing.

C-2
Strong, regular facade design with a simplified 
material palette of metal siding, fibercement 
panel and wood . The facade is organized into a 
regular rhythm with large windows to emphasize 
the industrial, loft-like character of the project.

ELE VATIONS -  NOR TH
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E-2
Various grade changes, landscape elements and 
plant materials create a dynamic street front.

A-3, A-4
The entry along 36th AVE SW is clearly visible and demarcated from 
the street by an overhead canopy and change in landscaping/pav-
ing matter.  A landscaped entry with planters and benches in front 
of the entry allows for a activated transition from street to lobby.

E-1, E-2
Landscaping elements and sidewalk improve-
ments complement the proposed West Seattle 
Triangle neighborhood plan.

A-10, B-1
A proposed change in siding materials at the 
northwest corner help break up the massing 
and incorporate a different sense of scale within 
the project. Wood siding incorporates a finer 
grain of detail within the massing and helps 
orient the project to the corner.

C-2
The scale and character of the building is fur-
ther enhanced by different colors and textures, 
along with the introduction of juliet balconies 
to help enhance the rhythm of the facade.
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OUTLINE OF BUILDING 
TO THE SOUTH

B-1
On the south elevation, the building is punctu-
ated by a light well, breaking up the scale of 
this facade.  Varying colors and textures also 
helps to reduce the overall scale.

A-6, D-1, D-12
The proposed design uses various elements 
such as landscaping and semi-private recessed 
patios to help mitigate the transition zone 
between private and public.

E-2
Various grade changes, landscape elements 
and plant materials create a dynamic streetfront 
along 36th AVE SW.

C-2
The strong canopy element at the 
roofline adds visual interest and charac-
ter to the south facade. 
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ELE VATIONS -  SOUTH

D-8
The alley is used for vehicular and service pick up. While not considered as the part of 
the pedestrian realm, the alley will feature landscaping elements to soften the transition 
between public and private zones as well as increase pedestrian comfort in this area. The 
garage entry is also set back at the corner to enhance safety and sightlines.
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C-1 
The building’s design character helps 
transitions between several disparate ar-
chitectural vocabularies, such as light 
commercial/warehouse and multifamily. 

C-2
Strong, regular facade design with simplified 
material palette of metal siding and fiberce-
ment panel.  Facade organized into a regular 
rhythm with large windows reinforces the 
industrial, loft-like character of the project.
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ELE VATIONS -  EAST

D-8
The alley will feature landscaping elements to soften the 
transition between public and private zones as well as 
increase pedestrian comfort in this area.

D-8
The existing alley will remain as an alley, for vehicle access and 
service pick up and not as a pedestrian realm. The sidewalk pavers 
turn the sidewalk at the garage entrance to alert pedestrians to 
an alley crossing. The garage entry is also set back at the corner to 
enhance safety and sightlines.
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VIEW FROM SW SNOQUALMIE & 36TH AVE SW
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VIGNE T TES

D-1
Overhead weather protection, accent pav-
ing, benches and lighting ensure comfort and 
security for pedestrians and visitors.

A-3, A-10
The entrance and lobby is clearly visible and 
demarcated from the corner of SW Snoqualm-
ie ST and 36TH AVE SW. Highly transparent,  
the “front door”  of the project is further delin-
eated by a visually interesting canopy. 

D-2, E-2
Landscape has been used liberally on the 
project to help soften the buildings edges and 
mitigate concerns of the “blank wall” effect.  A 
variety of plant types reinforce the building’s 
use and character along the right-of-way.

A-1, A-2
Street improvements and building architecture 
respond to the West Seattle Triangle neighbor-
hood plan with the creation of landscaped, 
pedestrian-friendly areas.
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VIGNE T TES

A-6, D-1, D-12
The proposed design uses various elements 
such as landscaping and recessed, semi-
private patios to help mitigate the transition 
zone between private and public space. 

E-3
The entry along 36TH AVE SW is clearly visible and 
demarcated from the street.  

C-2
Strong, regular facade design with simplified material 
palette of metal siding, fibercement panel and wood.  
Facade organized into a regular rhythm with large win-
dows reflects the West Seattle Triangle’s industrial roots.

PEDESTRIAN VIEW FROM 36TH AVE SW
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A-6
Semi-permeable wood dividers and sliding 
screens help add visual interest at street level 
while providing security and privacy for resi-
dents at ground-related units.

A-3, A-6
The proposed design incorporates a live-work 
unit at ground level, near the residential lobby, 
to provide an appropriate connection and 
transition from the public sidewalk.

A-3, A-10
The expression of the corner massing, with its 
high-quality, easily identifiable signage, clearly 
orients itself to the 36TH AVE SW and SW Sno-
qualmie ST. 
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VIGNE T TES
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VIEW FROM SW SNOQUALMIE ST

D-2, E-2
Landscape has been used liberally on the 
project to help soften the buildings edges and 
mitigate concerns of the “blank wall” effect.  A 
variety of plant types reinforce the building’s 
use and character along the right-of-way.

D-8
The existing alley will remain as an alley, for vehicle ac-
cess and service pick up and not as a pedestrian realm. 
The sidewalk pavers turn the sidewalk at the garage 
entrance to alert pedestrians to an alley crossing. The 
garage entry is also set back at the corner to enhance 
safety and sightlines.

C-2
Strong, regular facade design with a simplified 
material palette of metal siding, fibercement 
panel and wood . The facade is organized 
into a regular rhythm with large windows to 
emphasize the industrial, loft-like character of 
the project.
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VIGNE T TES

B-1
A change in material and massing creates the sense 
of separate buildings in the south facade. This break in 
material and scale allows light to reach units and add 
visual interest to the project. 

SW SNOQUALMIE

SW AL ASK A

3
6

T
H

 A
V

E
 S

W

3
5

T
H

 A
V

E
 S

WVIEW FROM 36TH AVE SW

C-2
The rooftop lobby’s roofline is clearly distinguished from the rest of 
the project and helps to add visual interest on the south facade. The 
extension of the roof plane, with its soffit clad in the same wood 
material found at the ground-level panels and as well as the corner 
siding helps to demonstrate a strong cohesiveness and high degree 
of quality throughout the project.   
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VIGNE T TES
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 V IGNE T TES
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AERIAL VIEW OF ROOFTOP DECK
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LANDSCAPE PLAN

CORTEN PLANTERS

STREETSCAPE

WILLOW OAK

MILKY WAY KOUSA DOGWOOD STREETSCAPE STREETSCAPE STREETSCAPE CORTEN PLANTERS

STREETSCAPE

SW SNOQUALMIE STREET

36
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STREETSCAPE



35

Design Review Recommendation • DPD Project: #3011957 • July 28, 2011 4600 36TH AVE SW

 ROOF LANDSCAPE PLAN

ROOF TERRACE

ROOF TERRACE ROOF FURNITURE & PLANTERS ROOF FURNITURE TELESCOPE
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L IGHTING DIAGRAM

STEP LIGHT 

SOFFIT DOWN-LIGHTING

ALLEY WALL SCONCE 

LIGHTING SCHEME

The goal of the lighting design is to create safe, well lighted 
spaces in and around the building while also promoting night-
time visual interest as well as a sense of security.  Fixtures will be 
selected according to their suitability for specific uses; such as 
building entry, residential entry and landscape lighting.

T WINKLE LIGHTS
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 MATERIALS
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DEPARTURE 1: STRUCTURAL BUILDING OVERHANG

SMC 23.53.035.A.4
 Vertical bay (projecting) windows, balconies (other than balconies 
used for primary access), and similar features that increase either the 
floor area of the building or the volume of space enclosed by the 
building above grade, shall be limited as follows:
a. The maximum horizontal projection shall be three (3) feet... 
c. The maximum length of each bay window or balcony shall be fifteen 
(15) feet at the line establishing the required open area, and shall 
be reduced in proportion to the distance from such line by means 
of forty-five (45) degree angles drawn inward from the ends of such 
fifteen (15) foot dimension, reaching a maximum of nine (9) feet 
along a line parallel to and at a distance of three (3) feet from the line 
establishing the open area (see Exhibit 23.53.035-C).
e. The minimum horizontal separation between bay windows, ..., shall 
be two (2) feet at the line establishing the required open area,...

REQUEST:
Creating a single larger bay on North side of the building rather than a 
series of smaller code compliant bays.  

JUSTIFICATION:
The bay will encompass only  53 gsf, whereas a series of code 
compliant bays would encompass 228 gsf.  This bay design helps 
address the following  Design Review Guidelines:
A-3:  Entrances should be clearly identifiable and visible from the 
street, 
A-10: Corner Lots - Buildings on corner lots should be oriented to the 
corner and public street fronts.

DEPAR TURES
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