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EARLY DESIGN GUIDANCE

OF

THE NORTHEAST DESIGN REVIEW BOARD 

August 15, 2005
BACKGROUND INFORMATION:  

Project Number:

3002984
Address:

501 NE Northgate Way
Applicant:

Kevin Cleary, Baylis Architects for Wallace Properties
Board Members Present:

Nina Albert



Brodie Bain



Jamie Fisher, Chair
Board Members Absent:

Jeff Girvin


Albert Torrico

DPD Staff Present:

Lisa Rutzick


BRIEF PROPOSAL DESCRIPTION
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The applicant proposes the design and construction of two mixed-use buildings constructed in two phases.  Phase One includes 44,640 SF of street level commercial retail uses with four floors of approximately 186 residential units above.  Parking for Phase one (approximately 340 stalls) is located below grade.  The Phase Two proposal includes 52,231 SF of street level retail with five floors of (approximately 190 units) residential uses above and below grade parking for approximately 375 vehicles.  Vehicular access is proposed from all three streets abutting the site: NE Northgate Way, 5th Ave NE and 8th Ave NE.  

SITE & VICINITY
Most of the subject property is located in a Neighborhood Commercial 3 (NC3-65’) zone with a 65-foot height maximum.  The southeastern corner of the site, however, is zoned Neighborhood Commercial 3 (NC3-40’) zone with a 40-foot height maximum.  The entire site is approximately 3.5 acres and slopes down towards the east for a grade change of approximately ten feet.  The block containing the subject lot is defined by 5th Avenue NE to the west, NE Northgate Way to the north and 8th Avenue NE to the east.  Both 5th Avenue and Northgate Way are designated Major Pedestrian Streets.  No alley accesses the site. The site is located within the Northgate Overlay district.  
DESIGN PRESENTATION

The applicant presented three alternative design schemes. All of the options include below grade parking, vehicular access from 5th Avenue, 8th Avenue and NE Northgate Way and phasing of construction. The first scheme (Option A) illustrates three mixed-use, multi-story buildings with retail on the ground floor and residential units on the floors above.  Interior streets separate the three buildings.  The second scheme (Option B) includes two one-story commercial retail buildings.  The third scheme (Option 3), preferred by the applicant, proposed two mixed-use buildings separated by an interior street running north-south and located approximately mid-block.  Both of these buildings would have retail on the ground floors and residential units on the floors above.  This scheme shows a corner plaza and retail entrance at the intersection of NE Northgate Way and 5th Avenue.
The Architect noted that the main design objectives for this site included creation of a gateway, a pedestrian friendly street level façade, multiple building masses and interior block connections due to the large size of the site.

PUBLIC COMMENT
Fourteen members of the public were present at the meeting and public comments and clarifying questions focused on the following issues:

· Clarifying that the loading zone will be located at the rear of the site and noting concern that truck traffic not impact the traffic circulation on surrounding streets;
· Desire to protect the walkway along the Sleep Country store to the east of the site;

· Support for Option Three because of the opportunity to create residential uses in this location;

· Support for creating an interior street as a mid-block connector;
· Suggest that Options One and Three be combined and have the corner entry plaza shown in Option Three and the mixed-use program shown in Option One has better flow and circulation;

· Object to design and appearance of the Target development to the northwest of the subject site;

· Clarification that proposed residential uses will be apartments;

· Advocate for mid-block connectors that can accommodate both pedestrians and cars;

· Clarification of the right-of-way dedication along 5th Avenue;

· Interior street should have parallel parking;

· Clarification of the number of parking spaces and residential units;

· Suggest that Northgate needs some neighborhood bars;

· Would like to see covered walkways, overhead weather protection and privately maintained public walkways;

· Advocate a green building design;

· Note the safety guideline for the underground parking, interior crosswalks and sidewalks;

· Support a pedestrian streetscape that includes landscaping, texture, less concrete, exterior lighting and a play area for kids;

· Would like to have an open space developed at the corner that is usable, light , open and contains creative elements;

· Support the use of brick and wood materials; and 

· Stress that the location and size of the proposed development is a highly visible, cornerstone in the Northgate neighborhood that can help establish a precedent for high quality development in the area.
Most of the public comment was incorporated in the guidance of the Board. 

PRIORITIES
After visiting the site, considering the analysis of the site and context provided by the proponents, and hearing public comment, the Design Review Board members provided the following siting and design guidance and identified by letter and number those siting and design guidelines found in the City of Seattle’s “Design Review:  Guidelines for Multifamily and Commercial Buildings” of highest priority to this project.  
A.
Site Planning

A-2 

Streetscape Compatibility
Siting of buildings should enhance the existing desirable spatial characteristics of the right-of-way.

The Board wished to see a design that offers well-detailed elevations for all sides of the buildings given their visibility from both within and beyond the site.  The storefront details (transparency, signage, etc), canopies, street trees and materials will all be important factors for the Board’s review of a successful building. The Board agreed that the corner plaza is a positive configuration that should be explored as a usable pedestrian space.  The Board is also interested in wide sidewalks that incorporate well-landscaped planting strips. The Design Review Board agreed that, where possible, elements of the plan should be incorporated into the proposal.

A-4 

Human Activity
New development should be sited and designed to encourage human activity on the street.

The Board focused on the importance of the sidewalk area and right-of-way abutting the site as critical spaces that should contribute to the human activity of the street.  The design of the ground level commercial space should interact with and enhance the pedestrian environment.  The Board suggested including the use of seating and generous landscaping within raised planters or other containers along the right-of-way. A final judgment regarding the quality of the right-of-way design will be based on the materials, width, landscaping, decorative features, hardscape design and pedestrian orientation of this space and its interaction with the street facing façades of the proposed structure.

A-7

RESIDENTIAL OPEN SPACE

Residential projects should be sited to maximize opportunities for creating usable, attractive, well-integrated open space.

The Board specifically addressed the landscaping around the perimeter of the site as it relates to the public realm, but also noted that the interior open spaces, decks and other residential open spaces deserve special attention with residential character. The spaces should be sized to accommodate gatherings, well-landscaped and integrated seating and overhead weather protection.


A-8

Parking and Vehicle Access
Siting should minimize the impact of automobile parking and driveways on the pedestrian environment.

The Board expects to review a vehicular circulation plan that relates well to the garage entrances and integrates traffic calming devices and features.  The Board was willing to entertain a driveway off of Northgate Way, but need to be convinced that such an access point is necessary and can be designed to be pedestrian-friendly, safe and aesthetically appropriate.
Staff Note: This portion of NE Northgate Way is a designated pedestrian street and arterial.  Access from this street requires consent from SDOT and DPD. 5th Avenue is also a designated pedestrian street and access from this street also requires the same level of inter-agency consent.
A-10

Corner Lots


Buildings should be oriented to corner and public street fronts. Parking and automobile access should be located away from corners.

The Board stridently argued that while they support the corner commercial entrance, they do not want to see design focus at this corner entrance at the expense of other entrances along the block face.  The Board would like to review alternatives for the building corner design which strives to signify the corner as a gateway to the Northgate neighborhood.  Design alternatives could include a tower, public art or water feature at the corner, as well as special pavers and other details.  The corner plaza should be a substantial size to draw attention to this prominent intersection.
The Board also noted that the retail uses should wrap around the corner to the interior ‘street’ to help animate this space as it does for the sidewalk.  The Board discussed designing the interior street as a muse or woonerf that is able accommodate traffic and pedestrians in an aesthetically pleasant manner. 
C.
Architectural Elements

C-3

Human Scale
Design should incorporate architectural features, elements and details to achieve a human scale.

Most important to the Board are human scaled, pedestrian friendly and well-detailed street fronts. The Board noted that this prominent intersection is perceived as a gateway to the Northgate neighborhood.  The design should therefore enhance this highly visible corner to elevate this “gateway” role.  
The Board would also like to review a lighting plan and show how the proposed lighting scheme is compatible with the streetscape.  The Board expressed a preference for the inclusion of unique light standards, benches, planters and other features which help contribute to an active and comfortable pedestrian environment.
C-4

Exterior Finish Materials


Building exteriors should be constructed of durable and maintainable materials that are attractive even when viewed up close.  Materials that have texture, pattern, or lend themselves to a high quality of detailing are encouraged.

Generally, the Board strongly discouraged the use of cheap looking materials and encouraged the use of high quality materials that are durable, human scaled and compatible with the urban context.  The Board noted that the materials used in the adjacent Sleep Country building are a good model.  The Board also expects that overhead weather protection will be included. The Board requested a conceptual signage plan.
D.
Pedestrian Environment

D-1 

pedestrian open spaces & 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 lit and entry areas should be protected from the weather.  Opportunities for creating lively, pedestrian-oriented open space should be considered. 



The Board agreed that the interior pathways and residential entries should be designed to encourage safe activity 24 hours a day.  
D-2

Blank Walls


Buildings should avoid large blank walls and where unavoidable, should receive design treatment to increase pedestrian comfort and interest.



The Board discouraged the inclusion of blank walls on any of the proposed facades given the visibility of the project from within and without of the site. 
D-7

Personal Safety & Security
Design should consider opportunities for enhancing personal safety.

The Board felt that the entryways, residential lobby locations and open spaces should reinforce personal security around the building by providing lighting, clear sight lines and ample windows which allow visibility to and from these spaces.  An exterior lighting plan should also be developed that creates a well-lit pedestrian environment, enhances the building’s architectural quality and be carefully designed to mitigate any glare impacts.  The Board noted that the confluence of the interior driveways should be safe and well-lit as should the underground parking garages.
E.
Landscaping

E-2

Landscaping to Enhance the Building & 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.

The Board strongly expressed that the design should include use of high quality vegetation and landscaping materials which will reinforce the pedestrian streetscape and provide functional and attractive spaces.  
Departure from Development Standards

No departures from the development standards were requested at this time.
NEXT STEPS

Second EDG Meeting:

1. Given the scale and location of the development site, a second EDG meeting should be scheduled to allow for the Board to examine the proposed development with greater detail.  At this meeting, the Board would like to see further examination of alternatives for the corner treatment of the building at the intersection of NE Northgate Way and 5th Avenue, as well as conceptual elevations designs.
MUP Application:

2. Submit application for Master Use Permit (MUP) application.  Please call Lisa Rutzick (at 206-386-9049) when you have scheduled your MUP intake appointment.
3. Please include a written response to the guidance provided in this EDG. Plan on embedding four 11x17 colored and shadowed elevations, landscape and right-of-way improvement plans into the MUP plan set (4 per sheet).
Recommendation Meeting:

4. At the Design Review Recommendation meeting, the Board would like to review renderings, elevations, sections and three-dimensional perspective studies specifically illustrating proposed right-of-way improvements.

5. At the Recommendation meeting, please submit a color and materials board.  Please also provide colored renderings and/or graphics showing the relationship between the proposed development and the existing development on either side.  Please also prepare a conceptual signage plan.
6. At the Recommendation meeting, please submit a conceptual signage plan.

7. At the Recommendation meeting, please submit a conceptual lighting plan.






