
FINAL RECOMMENDATION MEETING 
OF 

THE NORTHEAST DESIGN REVIEW BOARD  
 

June 5, 2006 
 
 
BACKGROUND INFORMATION:   
 
Project Number:  3002984 
 
Address:  501 NE Northgate Way 
 
Applicant:  Kevin Cleary and Tom Frye, Baylis Architects for Wallace 

Properties 
 
Board Members Present:  Nina Albert, Chair 
  Brodie Bain 
  Sue Eastman 
  Jamie Fisher 
  Shawna Sherman 
     
Board Members Absent:  None   
   
DPD Staff Present:  Lisa Rutzick  
 
 
BRIEF PROPOSAL DESCRIPTION 

 
At the first EDG meeting, the development proposal included the 
design and construction of two mixed-use buildings constructed in 
two phases.  Phase One would include 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) would be located below grade.  The Phase Two proposal 
included 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 was proposed from all three 
streets abutting the site: NE Northgate Way, 5th Ave NE and 8th Ave NE.   
         
At the second EDG meeting, a revised development proposal 
was presented (see lower map) with a reduced site that includes 
only those two parcels that front onto 5th Avenue NE, one of 
which is the corner parcel wrapping around onto NE Northgate 
Way.  The proposal includes one mixed use structure with 50,000 
square feet of retail at the ground level and a belvedere level, 2-
3 levels of below grade parking and 164 residential units on four 
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floors above the commercial base. Access is proposed from NE Northgate Way and 5th 
Avenue 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 entire site is approximately 1.5 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.   
 
EARLY DESIGN GUIDANCE MEETING:  AUGUST 15, 2005 

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; 
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• 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.  
 
SECOND EARLY DESIGN GUIDANCE MEETING: December 5, 2005 

DESIGN PRESENTATION 

The applicant presented a reduced project size and scope (described earlier).  The 
conceptual design elaborates on the preferred scheme shown at the first EDG meeting. This 
scheme includes a mixed-use project with a tall commercial base that provides space for 
both a major retailer fronting onto 5th Avenue NE, smaller retail spaces fronting onto NE 
Northgate Way and a belvedere level of commercial space above the NE Northgate Way 
retail spaces.  Above this commercial base are two residential towers separated by a 
common courtyard area that runs from the north side of the building to the south.  The 
residential entrance for the west tower is shown at the southwest corner of the structure 
facing 5th Avenue NE and the residential entrance for the east tower is shown at the 
northeast corner of the structure, facing NE Northgate Way and abutting the proposed 
driveway. All of the parking is provided below grade and an interior two-way access 
driveway is shown running along the east and south property lines with curb cuts onto both 
NE Northgate Way and 5th Avenue NE.  A square shaped notched out corner plaza is shown 
at the intersection of NE Northgate Way and 5th Avenue, including retail entrances from the 
adjoining commercial spaces. The proposed sidewalks abutting the site on both NE 
Northgate Way and 5th Avenue NE are proposed to be 16 feet wide. 
 
PUBLIC COMMENT 
Nine members of the public were present at the meeting and public comments and 
clarifying questions focused on the following issues: 
o Concern that proposed plaza includes numerous stairs, leaving little flat space for 

usable or functional activities – would like to see opportunities for gathering spaces 
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included in the plaza design, as well as maintain the potential for retail uses to 
spillover onto the plaza open space. 

o Suggest that the proposed freestanding canopies should be more functional 
(provide weather protection). 

o Clarification that the retail space shown at the belvedere level can be divided into 
four or less retail spaces. 

o Support for the second floor retail. 
o Concerned that transparency along 5th Avenue will be compromised by a major 

retailer tenant. 
o Suggest that interspersing the smaller retail with the major retailer would help reduce 

the huge size of the large retail spaces. Perhaps flanking the larger space with two 
smaller spaces would work well with the proposed program. 

o Support the residential entries at the corners to help animate these spaces near the 
driveways. 

o Would like to better understand how both the access and loading dock areas will be 
from Northgate Way. 

o Concerned with the proposed metal siding as too metallic and reminiscent of 
Northgate North – a softer more residential look would be preferred. 

o Clarification that there will be access to the site from 8th Avenue NE, but that semi 
trucks would not use 8th Avenue. 

o Clarification that the 5th Avenue streetscape improvements will not reduce the 
proposed 16-foot sidewalks along 5th Avenue. 

o The north façade of the west tower reads as more of a blank wall and should be 
more active and more articulated. 

o Reinforcing that the Northgate Design Guidelines specifically state that transparency 
should be provided from the pedestrian viewpoint to the interior of the retail space. 

o Suggest that the residential entries should be further emphasized and relate to the 
sidewalk space. 

o Suggest that a paving material, color, texture across the driveways help identify the 
sidewalk as a pedestrian zone. 

o Note that the vertical icon shown in the plaza should not be an opportunity for 
commercial signage. 

o Reinforce that pedestrian scaled blade signage is preferred along with pedestrian 
scaled lighting per Northgate Design Guidelines. 

o The building design should include a grand entrance (at the plaza) that is welcoming 
and pedestrian scaled. 

 
 
RECOMMENDATION MEETING: June 5, 2006 

DESIGN PRESENTATION 

At the Recommendation meeting, the project proposal had evolved to eliminate the 
belvedere level along Northgate Way, include an eight foot setback along Northgate 
Way, a reconfigured massing of the residential portions of the building into a U-shape, a 
single point of entry to the garage and included multiple and flexible points of access to 
the Northgate retail space.  The residential courtyard at the upper level was simplified, as 
was the corner plaza area at the corner. 
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PUBLIC COMMENT 
One member of the public was present at the meeting. Public comments and clarifying 
questions focused on the following issues: 
o Clarifying location of commercial entries along Northgate. [Five evenly spaced 

entries.] 
o Anticipated pricing of proposed residential units. [Market rate] 
 
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 wants 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 developed as a highly usable pedestrian space.  The Board also wants 
the design to provide wide sidewalks that incorporate well-landscaped planting 
strips. The Design Review Board agreed that, where possible, elements of the 
Northgate Neighborhood plan and the 5th Avenue Streetscape plan should be 
incorporated into the proposal. 
 
At the second EDG meeting, the Board was pleased that a paving change was 
shown at the Northgate driveway, where it intersects with the sidewalk helping to 
alert drivers that they are crossing a pedestrian sidewalk zone.  The Board noted 
that similar treatment should be shown at the 5th Avenue driveway.  The Board 
also stressed that the design address the jog in the sidewalk alignment between 
the project site and the sidewalk to the south of the site along 5th Avenue NE. 
 
The Board also noted that the proposed belvedere level should include clear 
points of access from both ends or have clear points of termination. 

 
At the Recommendation meeting, the belvedere configuration had been 
eliminated.  The Board continued to recommend the differentiated paving at both 
driveways. 

 
A-4   HUMAN ACTIVITY 
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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. 

 
At the second EDG meeting, the Board enthusiastically supported the generous 
plaza cut out at the northwestern corner of the site.  The Board discussed at 
length how this plaza could be best programmed given the busy, active and 
noisy automotive character of this intersection.  The Board noted that designing 
the plaza to emphasize and capture this quality of motion will likely create a 
more successful urban space.  That said, the Board felt that the proposed design 
should be simplified by reducing the number of competing planes (vertical icon, 
signage, floating awnings, stairs, etc).  Of the three plaza studies presented, the 
Board most preferred the elements of the third scheme. The Board would like to 
see further study of this plaza design that reduces the size and location of stairs 
between the sidewalk and the plaza and allows more space for seating or 
spillover of the retail uses.  Despite the active nature of the plaza, designing 
places for people to sit and linger is desired. Functional overhead weather 
protection is also an important feature to include. 
 
The Board recommended that as long as visual views across the plaza are 
preserved, the slope of the sidewalk could be used to create some grade 
separation between the plaza and the sidewalk. The Board also suggested that 
the elevator should more accessible directly from the plaza and integrated into 
the plaza design. 
 
The Board also stressed that including entrances to the retail spaces on both 
sides of the plaza will be critical for encouraging the pedestrian flow to circulate 
to this corner plaza and keep it well-utilized. While an entrance to the major retail 
space was shown on the south side of the plaza, the Board expressed concern 
that the proposed smaller retail space to the east did not have direct access to 
the plaza.  The proposed design instead showed access to the plaza from the 
upper belvedere-level retail space via a set of stairs.  The Board agreed that 
having the direct connection to the retail is important and that breaking this 
connection with stairs is less desirable. The Board also noted that the belvedere 
level should be more visually apparent. 

 
At the Recommendation meeting, the Board was pleased with the re-designed 
corner plaza that has been simplified to create a larger level surface that will be 
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more usable, as well as connect directly to the second level of retail.  The Board 
offered some recommendations regarding treatment of the stair tower and 
providing a vertical focal piece of art work. See discussions under A-10 and D-2. 

 
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.  

 
At the second EDG meeting, the residential entries were shown at the building 
corners, abutting the driveways.  While the Board liked this placement of these 
entries, they agreed that the design of the entry court areas needs further 
examination and emphasis. These spaces should be accentuated as inviting, safe 
residential entries that pull the pedestrian around the corner from the retail 
storefronts.  The Board also noted that the residential entrances should be set back 
from the storefront façade further distinguishes the commercial uses from the 
residential. 
 
At the Recommendation meeting, the Board recommended that the paving adjacent 
to the Northgate residential entrance be differentiated to create a safer and more 
distinguished area for residents using this entrance. 
 
Recommended Condition #1:  The paving (pathways and parking spaces) adjacent 
to the Northgate residential entrance should be differentiated from that of the 
driveway and sidewalk. 

 
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.  Vehicle access from this street requires consent from DPD and SDOT. 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 
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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.  

 
At the second EDG meeting, the Board supported the concept of creating a 
strong vertical icon to be located in the corner plaza.  Such a feature allows the 
possibility of creating a recognizable community landmark. However, the Board 
is adamant that this vertical element is not an opportunity for retail signage. 
Instead, the Board would like to see this feature as a piece of public art. 

 
  See discussion under A-4 and A-7.  
 

At the Recommendation meeting the Board was pleased with the design of the 
corner plaza and agreed that it was vastly improved.  The Board recommended, 
however, that as a gateway on a prominent intersection, the plaza continues to 
need a strong vertical piece of artwork that reads as a signature element. (See 
Condition #5) 

 
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. 

 
At the second EDG meeting, the Board reiterated the expectation that the 
commercial base should include pedestrian-scaled fixtures, canopies and signage.  
Also, the commercial and residential entries should be differentiated at the 
pedestrian level. 
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The Board discussed the setback of the north façade and agreed that the setback 
needs to be more heavily designed and that the inclusion of landscaping and 
lighting should be used to accentuate this break.  
 
The Board agreed that the two residential towers need to better relate to each 
other, as do the north and west facades.  The Board liked the design of the west 
façade, but felt that this same level of design, articulation and interest was not 
shown on the north façade and that it should be addressed in the design 
development.  

 
At the Recommendation meeting, the Board discussed the proposed crème colored 
band of stucco and concrete along the Northgate Way façade and agreed that the 
use of this color for the entirety of the second level created a dominant, heavy 
appearance that detracts from the ground level retail.  The Board recommended that 
this portion of the building be further examined to emphasize a more three 
dimensional quality.  This could be achieved with heavier reveals and thicker 
mullions that create shadow lines and provide relief from the flat façade.  The Board 
also recommended that a heavy reveal be added between the terra cotta color of 
the ground floor and the crème color of the second level.  The Board agreed that 
more detail and weight should be given to the appearance of the first floor, to give it 
more substance.  Simply changing the color is insufficient and does not give the 
ground level retail space appropriate deference.  The Board liked how the Fifth 
Avenue façade includes lintels above the windows and coping trim at the decks in a 
contrasting color. The Board would like to see similar treatment incorporated on the 
Northgate façade. 
 
Recommended Condition #2: Along the Northgate façade:  
o The reveals shown at the second level along Northgate should be heavier.   
o The mullions should be thicker and a heavier reveal line or drip cap should be 

included between the two colors.  
o Include lintels elements and coping trim (where needed) in a contrasting color. 

 
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. 

  
  The material palette proposed at the second EDG includes horizontal hardi-

panel siding, stucco, vinyl windows, metal siding with rough faced slate tile at the 
commercial base, metal canopies and blade signs.  The color palette ranged 
from cocoa brown to beige. The Board was not enthusiastic about the proposed 
metal and tile and suggested that slate and tile be avoided.  The Board was 
concerned that the use of metal not replicate or reference that metal types 
used in the Northgate North development. The Board also agreed that the color 
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palette should embrace warm tones that reinforce the residential uses and 
character. 

 
  At the Recommendation meeting, a material and color palette was presented 

that showed earth tones and a variety of materials, including metal awnings, a 
terra cotta colored base of painted concrete, crème colored stucco, vinyl 
windows, taupe hardi panel siding, dark green stair tower, aluminum window 
storefront system and decorative glass panels along 5th Avenue. The materials 
wrap around to both street frontages.  Display windows are proposed on the 
second level along Northgate. Blade signs are proposed and the Board reiterated 
that signage be of high quality and scaled appropriately to the building, as 
shown on the elevations. 

 
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.   
 
  See A-7. 
   
  At the Recommendation meeting, the applicant described the residential entry 

off of Northgate as secondary to the Fifth Avenue entrance and would function 
more as a service and loading entry. The Board agreed that the wrapping of the 
awning around the northeast corner of the building to the secondary residential 
entrance and the overhead lighting were both desirable features for a safe 
entryway.   

 
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.  
 
  At the second EDG meeting, the Board was concerned that the north façade of 

the west building appeared too blank and wants to see the north façades of the 
residential towers designed to appear as a building front, not side. 

 
  At the Recommendation meeting, the Board discussed that the façade of the stair 

tower facing the corner plaza appeared too blank and should receive additional 
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treatment that breaks up the plane. The Board suggested windows, lighting 
and/or vertical landscaping (vines) to help enliven the facade. 

 
  Recommended Condition #3: Break up blank façade of stair tower with elements 

such as lighting, fenestration and vertical landscaping. 
 
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. 
 
At the second meeting, the Board noted that the design of residential entry 
areas requires attention to safety and security, along with the driveway areas.  
Achieving appropriate and adequate lighting of these areas is a high priority and 
will be a critical consideration at the next review. 

 
At the Recommendation meeting, the Board was pleased that lighting has been 
included along the entirety of the south facade.  The Board was also very pleased 
with the light pole fixtures selected for the Fifth Avenue right-of-way 

 
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.   
  
At the second EDG meeting, the Landscape Architect presented a landscape 
plan with three principal components: the plaza, the residential terrace at the 
second level and the planting strips along the right-of-way.  The design shows 
street trees with low plantings in the planting strip, small nodes where the 
sidewalk juts in and out of the landscaping and overhead weather protection.  
The Board was pleased with the extensive improvements proposed along the 
right-of-way. At the corner plaza, raised planters, seating decorative paving, 
overhead canopies and a vertical icon are proposed. For the Board’s guidance, 
please see A-4 and A-10.  The design of the second level plaza (approximately 50 
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feet in width) intends to create a usable hardscape with furniture and raised 
planter boxes.  The Board appreciates that this space will be a common amenity 
feature for the residents, but cautioned that the privacy of the second level units 
facing onto the terrace be considered.  Also, the Board questioned whether the 
barbeques and the common amenity room could be closer, creating a more 
functional relationship. 
 
At the Recommendation meeting, the street improvement plans includes a 
widened sidewalk with a planting strip and sidewalk patterns in the concrete.  
(The Board enthusiastically supported the expanded sidewalk width, but does not 
need to review the project again should the sidewalk width be reduced to the 16 
foot minimum). All of the existing street trees will remain and be improved with 
wider cut outs and supplemental plantings. An additional four street trees will be 
added along Fifth Avenue.  The pole lights selected as part of the Fifth Avenue 
Improvements will also be included. At the residential courtyard level, separation 
between the private residential units abutting the terrace and the common areas 
is provided with raised planting beds.  A barbeque and active area is shown at 
the south end of the courtyard.  The Board recommended that the courtyard 
design include more softscape elements.  The Board also agreed that a change 
in the materials and colors used through out the plaza can help indicate the 
private areas from the common areas. 
 
The corner plaza design has been simplified to include low planters and wide 
steps from both Northgate and Fifth Avenue. The plaza area is intended to be 
large enough to include some movable tables and chairs, as well as function as 
the access point to the major retail space.  The Board was disappointed that a 
vertical landmark feature, such as art work has not been proposed as 
recommended in an earlier meeting.  See departure discussion below. 
 
Recommended Condition #4: The residential courtyard should include more 
features that soften the space.  Also, the private areas and commons areas 
should be further distinguished from each other through the use of colors and 
materials. 

 
Departure from Development Standards 
Two departures from the development standards were requested at this time. 
 
1. Entries greater than three feet above the finished floor (SMC 23.71.008.B5):  The Code 

states that principal entrances to required street level uses on major pedestrian streets 
shall have direct access to the sidewalk and be within three feet of the sidewalk grade 
elevation.  The proposed design includes two principal entries along Northgate Way that 
are greater than three feet from the finished grade.   
 
In order to simplify the plaza design, the grade of the plaza was pushed lower to 
accommodate direct access to the second level commercial space, thereby limiting 
the number of commercial entrances that would be code compliant along Northgate 
Way.  In order to encourage a vibrant and interesting streetscape, it was agreed that 
the ground level retail should include multiple entry points that give the appearance of 
smaller scaled retail modules.  Furthermore, the large transparent storefront windows 
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promote strong views to and from the sidewalk and the commercial space.  The Board 
appreciated the restraint of the new plaza configuration, but continued to agree that a 
strong piece of vertical artwork would establish this building as a landmark. The Board 
encouraged artwork design that is whimsical. Given that the plaza design evolved 
considerably to become more pedestrian friendly and usable, the Board approved the 
requested departure unanimously along with the following recommended condition: 

 
Recommended Condition #5 – The corner plaza should include a vertical art feature that 
engages passersby and distinguishes this corner as a landmark.  

 
2.  Transparency (SMC 23.71.008.F1):  The Code states that 60% of the width of the façade of 

a structure along a major pedestrian street shall be transparent.  The proposed 
transparency is 53%.  In order to address this deficiency and provide interest along the 
lengthy Fifth Avenue façade, the design proposes to include themed art glass, 
described as textured with imagery, in three locations.  The Board voted unanimously in 
favor of the requested departure provided that the art glass is lit from the interior. 

 
Recommended Condition #6 – The art glass included along Fifth Avenue shall be lit from 
the interior. 
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