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PROJECT DESCRIPTION

ADDRESS:   4119 & 4123 12th Avenue NE
DPD PROJECT #:  3013026 
OWNER:  Triad Capital
APPLICANT:  Nicholson Kovalchick Architects
CONTACT:  Michael Godfried

DEVELOPMENT OBJECTIVES

The property owner’s objective is to construct a new 7-story apartment building 
and basement with approximately 101 units.  The project incorporates sustain-
able design strategies to acheive a LEED Silver rating.  Consistent with the green 
density goals of an Urban Village Center, the project eliminates parking and 
encourages bicycle use.  The site layout seeks to preserve signifi cant trees while 
concentrating open space at the front of the project where it is both most usable 
and attractive.  

The project provides needed student housing within a 5 minute walk from  the 
heart of campus and is immediately adjacent to multiple new dormitory buildings 
being constructed by the University of Washington.  This building will be a posi-
tive addition to a student housing hub that is developing right next to campus.

PROJECT PROGRAM

Number of Residential Units:  Approximately 101 
Number of Parking Stalls:  None
Area of Residential Levels:  Approximately 38,000 gsf
Area of Bike Parking   Approximately 957 gsf               
Total Area:     Approximately 41,000 gsf

EXISTING SITE

The site is composed of 2 tax parcels located mid-block on 12th Avenue NE, be-
tween NE 41th and NE 42nd Streets.  The parcel is rectangular and measures 80 
feet feet wide by 103 feet deep with an alley to the rear.  The site slopes towards 
the south with a change in grade of approximately 5 feet.

The site currently contains 2 single-family residences with 2 detached garages.  
There is a large London Plane street tree in front of the property in the right of 
way and a Locust street tree to the south of the property in the right of way.

ZONING AND OVERLAY DESIGNATION

The parcels are within the University District Northwest Urban Center Village.  
The parcels are on the southern edge of an MR Zone that extends several blocks 
north, east and west and is fl anked by zones designated NC3-65 and C1-65.  A 
zone designated M1O-105 starts directly to the south of the property and in-
cludes all the new dormitory development along NE Campus Parkway.

NEIGHBORING DEVELOPMENT

The proposed site is located within the University District, which is largely com-
prised of mid-size to large apartment/condominium buildings, dormitory build-
ings and other University of Washington institutional developments as well as 
townhomes and single family homes.  Additionally, there are several commercial 
pockets and streets located north and east of the project.  University Way NE, 
which is located two blocks east of the project, is a major arterial with a variety 
of shops and eateries, and NE Campus Parkway is located only one block to the 
south of the project.  Interstate-5, the main north-south transportation corridor 
through Washington State, is located several blocks to the west  The site is within 
walking distance of the University of Washington.

The project site is directly adjacent to a large dormitory building recently com-
pleted by the University of Washington that is part of a larger complex of dormi-
tory buildings that are still under construction.   The area to the south and east 
of the project comprises many tall dormitory and institutional buildings associ-
ated with the campus.  This area is near the primary neighborhood intersection 
of Campus Parkway NE and University Way NE; a major connection/entry point 
to campus.  The site is at the transition between the new dormitory construction 
and a variety of low-rise apartment buildings from various eras and a scattering 
of single family homes.  Directly to the west, the site is fl anked by the conver-
gence of two major arterials,  Eastlake Avenue NE and Roosevelt Avenue.  This 
neighborhood is bounded and bisected by many major arterials.
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PARCEL #:   1142001670, 1142001675
ZONING:  MR
OVERLAYS:  University District Northwest Urban Center Village
LOT AREA:  8,240 sf

23.45.504 PERMITTED USES 
Permitted outright: Residential

23.45.510 FLOOR AREA RATIO  
Base FAR: 3.2
Maximum FAR: 4.25 
Maximum FAR per sustainable design and affordability incentives 
(SMC 23.45.516, SMC 23.45.526, SMC 23.58A.014) 

23.45.514 STRUCTURE HEIGHT 
Allowed Maximum Structure Height:

 - Base Height:     60’-0”
 - Maximum bonus height per incentives:  75’-0”
 - 4’ additional allowed for parapets:  79’-0”
 - 15’ additional allowed for stair penthouse: 90’-0”
 - 16’ additional allowed for elevator penthouse: 91’-0”

23.86.006 STRUCTURE HEIGHT MEASUREMENT
The height of a structure is the difference between the elevation of the   
highest point of the structure not excepted from applicable height limits 
and the average grade level (‘average grade level’ means the average of the        
elevation of existing lot grades at the midpoints, measured horizontally, of 
each exterior wall of the structure or at the midpoint of each side of the 
smallest rectangle that can be drawn to enclose the structure)

23.45.518 SETBACK REQUIREMENTS 
Front setback:

 - 7’ average, 5’ minimum
 - No setback required if a courtyard abuts street, and the courtyard is 

minimum 30% width of abutting street frontage or 20’ whichever is 
greater, and minimum 20’ deep measured from street

Rear setback:
 - 10’ if abutting an alley

Side setback from interior lot line:
 - For portions 42’ high or less, 7’ average setback and 5’ minimum setback
 - For portions higher than 42’, 10’ average setback and 7’ minimum setback

Additional setbacks:
 - Cornices, eaves, gutters, roofs and other forms of weather protection 

may project into required setbacks and separations a maximum of 4 feet 
if they are no closer than 3 feet to any lot line.

23.45.522 AMENITY AREA
Required:   5% of gross fl oor area in residential use
   5% X 38,000 sf = 1,900 sf required
General requirements:

 - All units shall have access to private or common amenity area
 - No more than 50% of the amenity area may be enclosed, and this 

enclosed area shall be provided as common amenity area
 - No minimum horizontal dimension for private amenity areas, except 10’ 

at non-street side lot lines
Requirements for apartments, rowhouses, and townhouses:

 - No common amenity area shall be less than 250 sf in area, and common 
amenity areas shall have a minimum horizontal dimension of 10’

 - Min. 50% of common amenity area at ground level shall be landscaped 
 - Seating, lighting, outdoor protection, art, et al. shall be provided
 - Common amenity area req’d at ground level will be accessible to all units

23.45.524 LANDSCAPING REQUIREMENTS
Green Factor score minimum 0.5 required

23.54.015 REQUIRED PARKING
No parking is required for uses in multi-family zones located in urban centers
Bicycle long-term parking: 1 per 4 units.

23.54.040 SOLID WASTE & RECYCLABLE MATERIALS STORAGE AND        
ACCESS

More than 100 units:   
 - 575 SF, plus 4 SF for each additional unit above 100
 - Min. storage area may be reduced 15% if min. horizontal dimension is 20’

ZONING ANALYSIS
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IMMEDIATE SITE CONTEXT
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KEY

OPPORTUNITIES & CONSTRAINTS

The site is located in the MR zone in the University District Northwest Urban 
Center Village, one of the two primary urban villages represented within the Uni-
versity Community Urban Center (UCUC).   The University Community Guide-
lines acknowledge the diversity of the University District, from the architecture, 
to the building typology.  

The site is located amongst several of the tallest buildings in the vicinity.  At the 
south property line of the site is located the new University of Washington Dor-
mity, Cedar Apartments East, part of a collection of new dormitory buildings cur-
rently under construction.  Across the street from Cedar Apartments East is the 
tall concrete University of Washington Building, Condon Hall.  Just to the west, is 
the 10-story College Place Apartment building.

The site is located within close walking distance of the University of Washington, 
as well as numerous commercial districts and two movie theatres.  The neighbor-
hood is very pedestrian friendly and is a major transportation hub with numer-
ous bus routes connecting the region.   A future light rail station is planned just 
to the east. 

The site is largely bound by major arterials that include NE Campus Parkway, 
University Way NE, Roosevelt Way NE and NE 43rd Street.  The site is also 
within close proxmity of Interstate-5 and NE 45th Street.  

The site benefi ts from the open space provided by the University of Washington 
Campus,  NE Campus Parkway and the Burke-Gilman Trail and associated water 
frontage on Porgage Bay.   Views waterfront, Ship Canal Bridge and downtown 
can be seen looking southwest from the project site.
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MR ZONING CODE REQUIREMENT PROPOSED DEPARTURE
AMOUNT

REASON FOR DEPARTURE DESIGN REVIEW 
GUIDELINES

#1
REAR SETBACK
SMC 23.45.518

10’-0” min. from rear alley property 
line

0’-0” 10’-0” To protect two signifi cant trees at the front of the property, the building has 
been located 15 feet off the front property line when the code requirement 
is a 7 feet average minimum.  As a result, the volume of the project has been 
shifted to align with the edge of the alley as is consistent with the dormi-
tory buildings on the adjacent parcels to the south.  The building volume is 
massed to provide the best site layout confi guration and unit plans.  This is 
accomplished by utilizing the entire rear setback of the building while not 
maximizing either the side or front setbacks.  This site layout also allows the 
building to concentrate open space at the front of the site where it is most 
attractive and usable.

A-2 Streetscape
A-7 Open Space
B-1 Hght, Bulk, Scale 
D-1 Pedestrian Space
E-2 Landscaping
E-3 Special Site Condi-
tions

#2
SIDE SETBACKS
SMC 23.45.518

7’-0” avg  / 5’-0” min. below 42’-0”
10’-0”avg / 7’-0” min. above 42’-0”

 9’-5” setback avg at north property 
line above 42’-0”
9’-6” setback avg at south property
line above 42’-0”

7” less avg side setback for north side 
above 42’-0”
6” less avg side setback for south side 
above 42’-0”

The code compliant side setbacks result in narrow side yards and an awk-
ward step in the volume above the 42 feet height limit that is in contrast to 
the fl at, unstepped façade of the adjacent dormitory building.  The project 
provides more generous side setbacks than the code compliant alternative.  
This serves to provide greater separation between adjacent buildings and 
reduces the bulk of the project on the site.  As with the rear setback, the 
project objective is to make the best use of the site and the building con-
fi guration by shaping the building in such a way that responds to site condi-
tions and adjacent properties.

A-2 Streetscape
A-7 Open Space
B-1 Hght, Bulk, Scale 

#3
FENCE HEIGHT AT 
SIDE PROPERTY LINE
SMC 23.45.518.J.7

Fence heights are limited to 6’ in side 
yard and rear yards and 4’ in front 
yards.

Allow a 7’ fence at both side yards, 
constructed from painted tube steel 
frame and open mesh inset pan-
els, to provide an added sense of 
security.  At the rear of the property 
where the trash enclosure is located, 
allow a 7’ high solid wall, topped by a 
fabric canopy extending 2’ above the 
top of the wall to provide complete 
screening of the trash area.

1’-0” of additional fence height. The intent of the design is to create visually open fence – a painted tube 
steel frame supporting an inset open mesh with a small enough spacing to 
prevent getting a toe-hold.  Raising the height of the fence to 7’ from 6’ 
would make climbing the fence more diffi cult while the open mesh would 
maintain a visual connection.  Planting along both side property lines would 
add to the sense of screening and privacy while not completely removing 
the visual connection from on-site to off. 

At the rear of the building along the alley, a 7’ high CMU wall would be 
constructed along the side and rear property lines at the trash enclosure.  
The adjacent apartment building to the north currently has their dumpsters 
located adjacent to the proposed location of this solid wall.  The wall would 
be topped by a draped fabric canopy, extending 2’ above the top of the wall, 
to obscure the view of the enclosure from above.  23.45.518.J.7.b allows for 
an additional 2’ for “architectural features such as arbors or trellises on the 
top of a fence is permitted, if the architectural features are predominately 
open”.  

A-3 Entrances
C-4 Finish Materials
D-6 Screening of 
Dumpsters
E-2 Landscaping

ZONING DEPARTURE MATRIX
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DEPARTURE #1: REAR SETBACK   Departure request does not create larger footprint than allowed by the code.  Aligns rear of building with the adjacent dormitory building.

NEW BUILDING
FOOTPRINT: 5610 SF

NEW BUILDING
FOOTPRINT: 5332 SF

UW DORMITORY UW DORMITORY

DEPARTURE #2: SIDE SETBACK   Departure request creates a greater average building setback separation than what is allowable by code.

BUILDING BUILDING
UW

DORMITORY PROJECT PROJECT

EXISTING
APARTMENT

CODE COMPLIANT OPTION PREFERRED OPTION

TYPICAL MR ZONE PREFERRED OPTION AT SOUTH PROPERTY LINE PREFERRED OPTION AT NORTH PROPERTY LINE

ALIGNS

MAXIMUM ALLOWABLE
BUILDING ENVELOPE

MAXIMUM ALLOWABLE
BUILDING ENVELOPE

PROPOSED
BUILDING ENVELOPE

PROPERTY LINE 
BEFORE ALLEY 
DEDICATION

PROPERTY LINE 
AFTER ALLEY 
DEDICATION

ZONING DEPARTURE DIAGRAMS
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DESIGN INSPIRATION
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EARLY CHARACTER SKETCHES
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RELEVANT DESIGN GUIDELINE PRIORITIES
* Denotes Relevant ‘University Community Design Guideline’ Priorities 

A-1*  Responding to Site Characteristics
 · Pedestrian-oriented streetscape with human scale. 
 · Preservation of existing London Plane tree.

A-3*  Entrances Visible from the Street
 · Building entrances visible from the street encouraging pedestrian interaction.
 · The front entry is prominent with fl oor to ceiling glazing.

A-6*  Transition Between Residence and Street
 · North entry provided with awning for weather protection.
 · Landscaped public seating area at main entry area.

C-2  Architectural Concept and Consistency
 · Consistent massing, form and detailing.
 · ‘Frame and Field’ Design Concept carried out consistently

C-3  Human Scale
 · Incorporate features that achieve good human scale.
 · Front entry and entry sequence, patios, gates, windows and building 

proportions achieve human scale per EDG sketch studies.

C-2  Architectural Concept and Consistency
 · Project materials will be durable and attractive.

D-1*  Pedestrian Open Spaces and Entrances
 · Pedestrian entryways will link the building to the sidewalk and will 

provide personal safety and ground level open space.

D-7    Personal Safety and Security
 · Side patios and trash area are screened, well lit and visible to residents.

D-10    Commercial Lighting
 · The front entry as lit up glass box with awning providing security, visibility 

weather protection and an attractive design element.

D-12    Residential Entries and Transitions
 · Attractive landscape design and seating provided in transition zone.

E-2    Landscaping to Enhance the Building and/or Site
 · Landscape design will enhance the character of the building and link the 

project to the neighborhood.

E-3*   Landscape Design to Address Special Site Conditions
 · Retaining existing exceptional London Plane tree at front of site.

SOUTHEAST CORNER OF SITE VIEW OF SITE SOUTH ALONG 12TH AVENUE NE VIEW OF SITE SOUTH ALONG ALLEY
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RESPONSE TO DESIGN PRIORITIES

(C-2) Frame and Field: Strong Design Concept

(C-4) Quality and Durable Materials

(A-1/E-1) Building Setback and Entry Moved North to Protect Existing
    London Plane Tree

(A-3/D-7/D-10) Full Glass Entry Lobby, Visible and Well Lit

(A-6/C-3/D1/D12) Human Scale Entry with Public Seating Area and Landscaping

(D-7) Gated Secondary Entrance

BUILDING MASSING & DESIGN GUIDELINES
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Cast-In-Place Concrete with Cementitious Coating

Horizontal Cement Board Siding:
Cement Board Fabricators:  Silbonit
Color:  Bark Treated

Metal Siding:
AEP Span: Prestige Series
Color:  Cool Metallic Silver

Accent Paint:
Benjamin Moore
Color: Vermillion

Storefront Window/Door System:
Color: Clear Annodized

Vinyl Window/Door System
Color:  White

MATERIALS
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TRIAD 12TH AVENUE Karen Kiest  | Landscape Architects
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LANDSCAPE SITE PLAN

TRIAD 12TH AVENUE Karen Kiest  | Landscape Architects
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LANDSCAPE ROOF PLAN

TRIAD 12TH AVENUE Karen Kiest  | Landscape Architects

Ornamental Grasses
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Sedum Mix
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SHADOW STUDY

DECEMBER 20 - 8 AM DECEMBER 20 - 11 AM DECEMBER 20 - 2 PM DECEMBER 20 - 5 PM

JUNE 20 - 5 PMJUNE 20 - 2 PMJUNE 20 - 11 AMJUNE 20 - 8 AM

MARCH/SEPTEMBER 20 - 8 AM MARCH/SEPTEMBER 20 - 11 AM MARCH/SEPTEMBER 20 - 2 PM MARCH/SEPTEMBER 20 - 5 PM
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ENTRY VIGNETTE
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SOUTH PATIO VIGNETTE
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ATTACHMENT B: RESPONSE TO DESIGN GUIDELINES

 A. SITE PLANNING       

A-1 Responding to Site Characteristics. 
Citywide Design Guidelines: The siting of buildings should respond to specifi c site 
conditions and opportunities such as non-rectangular lots, location on promi-
nent intersections, unusual topography, signifi cant vegetation and views or other 
natural features. 

University-specifi c supplemental guidance:  Context: The pedestrian-oriented 
street streetscape is perhaps the most important characteristic to be emphasized 
in the neighborhood. The University Community identifi ed certain streets as 
“Mixed Use Corridors”. These are streets where commercial and residential uses 
and activities interface and create a lively, attractive, and safe pedestrian environ-
ment. The Mixed Use Corridors are shown in Map 1. Another important site 
feature in the University Community is the presence of the Burke Gilman Trail. 
The primary goal is to minimize impacts to views, sunlight and mixed uses while 
increasing safety and access along the trail. 

Guideline: For properties facing the Burke Gilman Trail, new buildings should be 
located to minimize impacts to views of Mount Rainier, Cascade Mountains and 
Lake Washington, and allow for sunlight along the trail and increase safety and 
access for trail users.

At the Early Design Guidance Meeting, the Board discussed the importance of 
the large London plane tree in the public right of way. The tree has been defi ned 
as exceptional and it is a street tree, which is within the purview of Seattle De-
partment of Transportation. The other street tree is not exceptional and SDOT 
has indicated support for removal of that tree. The proposed building entry and 
front façade will need to be designed in consideration of the large London plane 
street tree. This tree is approximately 75’ tall and will match or exceed the height 
of the proposed building. The applicant is working within this consideration, 
and has proposed departures to maximize the health of the tree. The proposed 
departures to enhance the tree health are encouraged, but the applicant will also 
need to demonstrate that the proposed departures better meet the intent of the 
Design Review Guidelines, including A-3, C-2 and C-3.

To address tree protection, a departure for a 0’-0” rear setback is proposed to protect 
the dripline and overhead canopy of the giant exceptional tree at the front of the prop-
erty.  The building has been shifted away from the front property line to create a 15’-0” 
setback.  This setback also has the consequence of allowing the project to concentrate 
open space at the front of the site, where it is most attractive and benefi cial to residents 
and pedestrians.  The front entry is located on the northeast corner so that the entry 
path can be kept out of the tree’s drip-line and minimize any disruption.  Both the major 
increase in the front setback and the shifting of the front entry are essential to preserv-
ing the trees health.

A-3 Entrances Visible from the Street
Citywide Design Guidelines: Entries should be clearly identifi able and visible from 
the street.

University-specifi c supplemental guidance: Context: Another way to emphasize 
human activity and pedestrian orientation, particularly along Mixed Use Cor-
ridors, is to provide clearly identifi able storefront entries. In residential projects, 
walkways and entries promote visual access and security.

Guidelines: 
1. On Mixed Use Corridors, primary business and residential entrances  

should be oriented to the commercial street.
2. In residential projects, except townhouses, it is generally preferable to   

have one walkway from the street that can serve several building entrances.
3. When a courtyard is proposed for a residential project, the courtyard should 

have at least one entry from the street
4. In residential projects, front yard fences over four (4) feet in height that re-

duce visual access and security should be avoided.
At the Early Design Guidance Meeting, the Board discussed the relationship of 
the street tree to the front façade, as described in response to Guideline A-1. 
The Board directed the applicant to pay special attention to the treatment of 
the residential entry to enhance the visibility, safety, and direct connection of the 
entry to the sidewalk.

The applicant should revise the northeast corner of the building to provide a 
true residential entry visible from the street front. 

The Board suggested extending the entry canopy around the corner to cover a 
front corner entry, recessing the front corner entry, providing a highly transpar-
ent storefront system for the entry corner, and moving the leasing offi ce space 
further to the south to accommodate a true residential entry to the building. 
The front corner entry should be the primary building entrance. A side entry may 
work as a secondary entry, but should be well-lit, covered for weather protection, 
and secondary in the hierarchy of entries to the building.

The whole front entry sequence and plan have been re-designed per the board’s 
valuable feedback.  The front entry doors now face the street and are not around 
the corner as was the schematic design in the EDG packet.

The northeast lobby entry corner has been turned into a ‘glass box’ in essence and this 
provides a strong accent that works well with the overall building design concept.  Store-
front windows run fl oor to ceiling to provide maximum visibility and light.  This makes the 
front entry prominent and easily recognizable while providing high level of security with 
eyes on the street.  To open up this corner, a unit was removed and the leasing offi ce 
space was shifted to the north side of the lobby.  The frame element above the residen-
tial lobby is extended to provide weather protection.
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SECONDARY STAIR ACCESS
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R1 R1

R1
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MAIN ENTRY

A secondary entrance has been provided just past the primary entrance in a gated and 
fenced enclosure that runs alongside the building.  This secondary entry is in a visible 
and secure enclosure that at the same time puts ‘eyes’ on the side-yard condition rather 
than walling it off from view where it could become a security issue.

A-6 Transition Between Residence and Street 
Citywide Design Guidelines: 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. 

Early Design Guidance refl ects the response to Guideline A-3.

The proposed northeast entry contains a large patio with a seating area, decorative 
pavers, and plantings just south of the walkway.  The entry lobby, mailroom, and leasing 
offi ce will be surrounded by storefront glazing and lighting will be installed both inside 
and outside of these common area entry spaces.  There will be many opportunities for 
“eyes on the street” for security, but the transparent common spaces and exterior patio 
seating will encourage social interaction between residents and neighbors.  See response 
to A-3 for more information. 
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C. ARCHITECTURAL ELEMENTS AND MATERIALS

C-2 Architectural Concept and Consistency
Citywide Design Guidelines:
Building design elements, details and massing should create a well-proportioned 
and unifi ed building form and exhibit an overall architectural concept. Buildings 
should exhibit form and features identifying the functions within the building. In 
general, the roofl ine or top of the structure should be clearly distinguished from 
its façade walls.  Early Design Guidance refl ects the response to Guideline A-3.
 
The building design concept makes use of a protruding frame element that ‘frames the 
east, south and north facades.  Within the frame is a ‘fi eld’ of cladding panels and large 
windows/sliders.  The building has a concrete base, metal exterior stairs and a glass 
enclosed lobby that all contribute important compositional elements.  An interior hallway 
running north-south is used as an element to modulate the north and south facades.

The project has good proportions and has developed a system of façade treatment with 
materials, colors and openings that lend consistency and rigor to the overall design.

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

At the Early Design Guidance Meeting, in addition to the response to Guideline 
A-3, the Board directed the applicant to design the building to achieve a residen-
tial scale rather than an offi ce/commercial scale. The Board appreciated the initial 
character sketches that demonstrated this intent, and felt than any of the archi-
tectural styles shown in the sketches could achieve this Guideline.

The proposed building design has maintained the qualities of the initial character 
sketches.  The interplay of window patterning, massing, materials and exterior stair and 
canopy elements help to provide a human scale and proportion to the building facades 
as described in the response to C-2.

The attention to detail at the ground plane also helps to achieve attractive human 
scale.  The glass entry lobby and side entrance are proportioned to provide an inviting 
entry sequence.  The use of landscape elements such as benches, pavers and greenery 
combine to make an entry sequence that has attractive human scaled elements that 
invites a more convivial public use.  Similarly the treatment of the side-yard patios with 
fencing, planting, lighting and unit access doors provide an attractive residential scale for 
resident’s individual open space.

Signs
Context: The Citywide Design Guidelines do not provide guidance for new signs. 
New guidelines encourage signs that reinforce the character of the building and 
the neighborhood.
Guidelines:
1. The following sign types are encouraged, particularly along Mixed Use Cor-

ridors-Pedestrian oriented shingle or blade signs extending from the building 
front just above pedestrians; Marquee signs and signs on pedestrian canopies; 
Neon signs; Carefully executed window signs; such as etched glass or hand 
painted signs; Small signs on awnings or canopies.

2. Post mounted signs are discouraged.
3. The location and installation of signage should be integrated with the build-

ing’s architecture.
4. Monument signs should be integrated into the development, such as on a 

screen wall.

At the Early Design Guidance Meeting, the Board noted the strong context of 
the University of Washington newer building to the south and other nearby 
structures. The Board directed the applicant to design the proposal to be consis-
tent with the context of these high quality durable materials.

Quality, durable materials are being used consistently in a building design with a clear, 
coherent design concept and will result in a building that maintains an attractive and 
maintainable appearance over the years.

The primary facades (east, north and south) make use of quality color integral fi ber 
cement panels as the dominant cladding material with exposed concrete at the base of 
the structure and an aluminum storefront window system for the lobby. Quality, durable 
metal siding and break-form metal fl ashing is used to provide a clean framing element 
as well as a secondary material for the facades. 

C-4    Exterior Finish Materials 
Citywide Design Guidelines:
Building exteriors should be constructed of durable and maintainable materials 
that are attractive even when viewed up close. Materials that have texture, pat-
tern or lend themselves to a high quality of detailing are encouraged.
University-specifi c supplemental guidance:
Guidelines: 
1. New buildings should emphasize durable, attractive, and well-detailed fi nish 

materials, including: Brick; Concrete; Cast stone, natural stone, tile; Stucco 
and stucco-like panels; Art tile; Wood.

2. Sculptural cast stone and decorative tile are particularly appropriate because 
they relate to campus architecture and Art Deco buildings. Wood and cast 
stone are appropriate for moldings and trim.

3. The materials listed below are discouraged and should only be used if they 
compliment the building’s architectural character and are architecturally 
treated for a specifi c reason that supports the building and streetscape 
character: Masonry units; Metal siding; Wood siding and shingles; Vinyl siding; 
Sprayed-on fi nish; Mirrored glass.

4. Where anodized metal is used for window and door trim, then care should 
be given to the proportion and breakup of glazing to reinforce the building 
concept and proportions.

5. Fencing adjacent to the sidewalk should be sited and designed in an attractive 
and pedestrian oriented manner.

6. Awnings made of translucent material may be backlit, but should not over-
power neighboring light schemes. Lights, which direct light downward, 
mounted from the awning frame are acceptable. Lights that shine from the 
exterior down on the awning are acceptable.

7. Light standards should be compatible with other site design and building ele-
ments.

ATTACHMENT B: RESPONSE TO DESIGN GUIDELINES
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ATTACHMENT B: RESPONSE TO DESIGN GUIDELINES

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

At the Early Design Guidance Meeting, the Board discussed safety concerns with 
the proposed side entry as noted in response to A-3 and the proposed trash 
location as noted in response to D-6. The Board also directed the applicant to 
design the ground-level units on the south façade to provide safety and security 
for residents. Lighting and landscaping will be important in enhancing safety at the 
site.

The sunken patios to the south will been enclosed by an architectural tube steel metal 
fence with open mesh that runs along the south property line for the length of the 
patios and is a metal panel at the alley.  This fence will provide screening and security 
while allowing both transparency and light.  Ample landscaping will be provided in the 
margin between the fencing and the edge of patio – this will provide a ‘softened edge’ 
using greenery as a second screening element.  Each patio area will be fully lighted per 
lighting plan.

 D Pedestrian Environment

D-1 Pedestrian Open Spaces and Entrances 
Citywide Design Guidelines:
Convenient and attractive access to the building’s entry should be provided. To 
ensure comfort and security, paths and entry areas should be suffi ciently lighted 
and entry areas should be protected from the weather. Opportunities for creat-
ing lively, pedestrian-oriented open space should be considered. 
University-specifi c supplemental guidance: 
Context:  The University Community would like to encourage, especially on 
Mixed Use Corridors, the provision of usable, small open spaces, such as gardens, 
courtyards, or plazas that are visible and/or accessible to the public. Therefore, 
providing ground- level open space is an important public objective and will im-
prove the quality of both the pedestrian and residential environment. 

Guidelines: 
1. On Mixed Use Corridors, consider setting back a portion of the building to 

provide small pedestrian open spaces with seating amenities. The building 
façades along the open space must still be pedestrian-oriented. 

2. On Mixed Use Corridors, entries to upper fl oor residential uses should be 
accessed from, but not dominate, the street frontage. On corner locations, 
the main residential entry should be on the side street with a small courtyard 
that provides a transition between the entry and the street. 

At the Early Design Guidance Meeting, the Board noted that in addition to the 
Guidance in response to A-3, overhead weather protection should also be added 
above the bicycle storage entry at the south façade. The Board appreciated the 
careful consideration of the bike ramp and stairs to allow bicyclists to approach 
the bike storage area on grade.

A canopy has been provided above the bicycle storage entry on the south façade.

D-6 Screening of Dumpsters, Utilities, and Service Areas 
Citywide Design Guidelines:
Building sites should locate service elements like trash dumpsters, loading docks 
and mechanical equipment away from the street front where possible. When ele-
ments such as dumpsters, utility meters, mechanical units and service areas can-
not be located away from the street front, they should be situated and screened 
from view and should not be located in the pedestrian right-of-way. 

At the Early Design Guidance Meeting, the Board was concerned about the 
ability of residents to safely and easily access the recycling and trash area at the 
northwest property corner. The Board also expressed concern that the size of 
the recycling and trash storage would be suffi cient, but looks forward to see-
ing Seattle Public Utilities’ advice regarding the size. The proposed recycling and 
trash storage should be designed to provide safe adequate access for residents, 
and the sight and odor should be screened from nearby properties. This area 
should not create an unsafe side yard condition by creating dead-end spaces and 
safety challenges.

Liz Kain at SPU has approved the reduced size of the trash area in a letter dated 
6/1/12.  The reduction was granted because the building has all studio units and 
small effi ciency kitchens without stoves.

The trash area is accessed from inside the building.  A portion of the trash area is in 
the side-yard but it is screened by tall concrete walls (to provide screening for adjacent 
property owners) with a metal gate for access by garage pickup.  The trash area will 
be well lit and have a security camera.  The side-yard that abuts the trash enclosure 
is landscaped with a tall architectural metal fence.  This side-yard is well lit with patio 
doors and small step out areas for the units that abut the side-yard at ground level.  The 
side yard will also be completely visible to all residents who use the secondary entry to 
access the stairwell.   Visibility, transparency, lighting, planting and screening all combine 
to make a safe and attractive side-yard condition.
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E Landscaping 

E-2 Landscaping to Enhance the Building and/or Site
Citywide Design Guidelines:
Landscaping, including living plant material, special pavements, trellises, screen 
walls, planters, site furniture, and similar features should be appropriately incor-
porated into the design to enhance the project. Early Design Guidance refl ects 
the response to Guidelines A-1 and A-3.

Per the response to A-3 and D-12, the landscape design includes decorative pavers, 
hard-scape, and benches along the northeast entry and plantings along the north and 
east façade.  Furthermore, the roof deck design incorporates green roof trays. 

E-3 Landscape Design to Address Special Site Conditions
Citywide Design Guidelines:
The landscape design should take advantage of special on-site conditions such as 
high-blank front yards, steep slopes, view corridors, or existing signifi cant trees 
and off-site conditions such as greenbelts, ravines, natural areas, and boulevards.
University-specifi c supplemental guidance:
Context:
The retention of existing, large trees is an important consideration in new 
construction, particularly on the wooded slopes in the Ravenna Urban Village. 
The 17th Avenue NE tree-lined boulevard is an important, visually pleasing 
streetscape.

Guidelines: 
1. Retain existing large trees wherever possible. This is especially important on 

the wooded slopes in the Ravenna Urban Village.
2. The 17th Avenue NE (boulevard) character, with landscaped front yards and 

uniform street trees, is an important neighborhood feature to be maintained.

Early Design Guidance refl ects the response to Guidelines A-1 and A-3.

The exceptional tree at the front of the site is a critical landscape element and the 
project has had a signifi cant increase in the front setback to achieve this tree preserva-
tion as well as pushing the front entry walk and utilities away from the tree’s drip-line.  
In mass, the tree is as tall and wide and the building façade.  Per the response to A-1 
and A-3, the landscape design responds to preserving the roots of the existing “London 
Plane” tree that is an exceptional tree while providing an attractive design that enhances 
the open space at the front of the building and provides a successful streetscape 
experience.

D-10 Commercial Lighting 
Citywide Design Guidelines:
Appropriate levels of lighting should be provided in order to promote visual 
interest and a sense of security for people in commercial districts during evening 
hours. Lighting may be provided by incorporation into the building façade, the 
underside of overhead weather protection, on and around street furniture, in 
merchandising display windows, in landscaped areas, and/or on signage. 

At the Early Design Guidance Meeting, the Board noted the importance of 
adequate lighting to enhance a feeling of night time safety at the residential entry 
and leasing offi ce. 

A lighting plan is provided in the DRB packet has provided the layout of exterior lighting 
and lobby lighting for the project.  The lobby is a glass corner to the building that will 
be lighted up at night.  Lighting along the side-yards and alley provides complete and 
targeted coverage.  Overall, the perimeter of the project has been secured with the use 
of lighting, design and fencing.

D-12 Residential Entries and Transitions 
Citywide Design Guidelines:
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 el-
ements that work to create a transition between the public sidewalk and private 
entry. 

Early Design Guidance refl ects the response to Guideline A-3.
The landscape design and building design at the front façade achieve the guideline 
goals of providing visual interest, public areas, screened portions and enhancing 
the character of the overall streetscape

Per the response to A-3, the entry walkway in the northeast corner extends west from 
12th Avenue, crosses the sidewalk, and goes into the building.  The area along this walk-
way contains plantings and decorative pavers.  The outside area just south of the entry 
walkway creates a seating/gathering area for the residents.  These elements soften the 
transition between the public sidewalk and the residential entry.

ATTACHMENT B: RESPONSE TO DESIGN GUIDELINES
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NK RELATED PROJECTS
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