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INITIAL RECOMMENDATIONS 
OF THE
QUEEN ANNE/MAGNOLIA DESIGN REVIEW BOARD

October 19, 2005
BACKGROUND INFORMATION:
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Project Numbers:  2503038

Addresses:  318 Westlake Avenue N.

Applicant:  Callison Architects for City                   Investors, LLC

Board Members Present:  Kathryn Armstrong




      J. Christopher Kirk




      Matt Roewe




      Bill Vandeventer

Board Members Absent:  Patrick Doherty 

Staff Member Present:  Jess Harris

Site and Vicinity Description

The subject site is zoned Seattle Mixed (SM-85) with an 85 foot height limit and has a lot area of approximately 38,807 square feet.  The half block is bounded by Thomas Street, Westlake Avenue N, Harrison Street, and a through-block alley.  The site is developed with existing retail/warehouse buildings varying from one to four stories in height.

Westlake Avenue North is designated as a Class I Pedestrian Street and a principal arterial.  Harrison and Thomas Streets are designated as Class II Pedestrian Streets.  The existing alley is 16 feet wide and will require a dedication of 2 feet as part of this development.  The proposed South Lake Union streetcar will operate in the Westlake right of way moving in a southbound direction and will operate in the Thomas Street right of way moving in the northbound direction.  The streetcar lines will merge together at the corner of Westlake and Thomas just south of the site  A streetcar station is proposed near Harrison Street on the west side of Westlake Avenue North. 

The site topography slopes approximately 9 feet from the southeast corner to the northwest corner.

Surrounding property to the south across Thomas Street, to the north across Harrison Street and to the west across Westlake Avenue N is zoned SM-85. The property to the east across the alley is zoned Industrial Commercial with a 65 foot height limit and Vulcan is proposing development at this location (970 Thomas Street) under DPD project number 2501473. 

Project Description:

The proposed project consists of a 193,198 gross square foot, 6 story commercial building with administrative office (158,414 square feet), retail (12,318 square feet) and restaurant (10,000 square feet).   The proposed below grade parking on three levels would accommodate approximately 246 stalls; the proposed parking entrance, loading berth (3 bays), and ingress/egress would be from the alley.  
A majority of the office floor area would be devoted to the administrative headquarters for Group Health.  The ground floor would consist of retail, restaurant and lobby.  The lobby space would include a public lobby as well as a 2-story enclosed and secure lobby for Group Health.  A skybridge is proposed in the alley to connect the building to another building that fronts on Terry Avenue (Block 40E).  The Block 40E building would be fully occupied by Group Health with some retail/restaurant on the ground floor.  
An integral part of the design is to provide a public mid-block connection through both buildings to enable better access to a proposed street car stop along Terry.   The proposed skybridge would be for Group Health employees and connect the 2nd floor of the buildings.  The skybridge is currently being reviewed by the Seattle Design Commission and must be approved by City Council prior to issuance of the associated Master Use Permits. 
Public Comment
No public comments were made at the recommendation meeting. 
Early Design Guidance (EDG)

A design review meeting was held on July 6, 2005 to provide early design guidance for this proposal. The Design Review Board members provided design guidance after visiting the site, considering the analysis of the site and context provided by the proponents and hearing public comment. 
The Board emphasized the importance of the South Lake Union Design Guidelines and specifically referenced them and designated them as a high priority with respect to the heart corner, stepping back the upper levels of facades and architectural context.  The Board emphasized the importance of breaking up the bulk and scale of the building since the length of façade could be long and monotonous; the Board raised concerns about the future urban form of the neighborhood and wants to ensure that future development does not collectively give the impression of an office park.  The Board would like to see the design somehow convey in the architecture that it is a sustainable design.  
The Design Guidelines of highest priority to this project based on the City of Seattle’s “Design Review: Guidelines for Multifamily and Commercial Buildings” and the “South Lake Union Design Guidelines.” are transcribed in more detail in the EDG document which is available in the DPD Master Use Permit file.   
Design Review Board Initial Recommendations

The applicant applied for the MUP (Master Use Permit) on August 8, 2005.  After initial DPD design, zoning and SEPA review, the Design Review Board was reconvened on October 3, 2005 to review the project design and provide recommendations.  The four Design Review Board members present considered the site and context, the previously identified design guideline priorities, and reviewed the drawings presented by the applicant.  The Board provided initial recommendations to the applicants.  
In response to past guidance, the Board primarily focused their comments on the heart corner, the mass/scale, the façade treatments and the urban form.  
The Board appreciated the design response at the heart corner of Harrison Street and Westlake Avenue indicating that the glass tower element was set apart from the rest of the building providing a different scale and look.  On the Harrison Street elevation, the Board appreciated the two story brick frame element in the foreground with the bulk of the building setback.   
The Board appreciated the curtain wall element indicating that it had an urban quality.  The Board did not have the same reaction to the larger mass consisting of brick piers, pre-cast concrete and metal.  The Board wants to see the two massing elements more unified and thought the two elements were too different and did not relate.  The Board suggested that simplifying the overall design of the larger mass might accomplish the goal of unifying the two elements.  The Board suggested using more brick faced material at the base and middle of the building or by creating more of a brick frame similar to the north and south elevations in that this could also be a better fit with the neighborhood context.   The transition from the base to the middle seemed complicated and the Board suggested that the design to be simplified.  
The Board wants the scale of the building reduced and asked that the design of the top floor be setback a minimum of two feet over the pre-cast element. 
The Board wants the design to show a more identifiable building entrance and the entrance expressed in the design in a much clearer way.  The Board thought the “Z” blade element confused the sense of entry and cut off the lobby. The Board suggested that independent vertical and horizontal elements could be more appealing and not split the lobby.  

The Board indicated that the “pinwheel” approach of providing the same or similar façade treatment on the east and west buildings is not appropriate in this urban context and felt it was contrary to the guidance provided with respect to urban form and creating a unique place.  The Board noted that Terry Avenue and Westlake Avenue are streets with different context, and that the design should reflect this condition.  The Board would like to see the design somehow convey in the architecture that it is a sustainable design, and creating facades that are treated alike on all sides seems contrary to that notion.     

The Board wants the sidewalk landscaping to be more open at the terminus of the mid block connection in front of the building lobby.  The Board felt a dense landscape barrier along the sidewalk directly in front of the building entrance was contrary to making the entrance identifiable by preventing visibility.  The Board commented that pedestrians waiting to be picked up in vehicles would need to move away from the building entrance to be seen or to see the street. 
The Board was not presented with any specifics on the skybridge so no recommendations were provided; however, the Board was generally supportive of the skybridge commenting that it would likely have little impact on street presence. 

The Board wants to see floor plans of the building at the next meeting. 
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Departures

DPD identified the following development standard departures.

	Code Requirement
	Proposed
	Board Comment

	SMC 23. 48.014B
General Façade Requirements

Facades on Westlake Avenue North must be a minimum of 15 feet; facades on Thomas Street and Harrison Street must be a minimum of 25 feet. The façade requirement on Westlake Avenue North apply for at least 70 % of the length of facade
	68%
	The Board’s initial recommendation is to grant the departure in that the departure allows for some erosion of the façade at the corners and a larger setback on the south corner.  The south corner setback along Thomas Street is designed to be used by a restaurant for outdoor dining.  The Board agreed that this design response would be better than the code compliant design which promotes a prescriptive street wall but not necessarily a good pedestrian experience. (A-2 Streetscape Compatibility; D-1 Pedestrian Open Spaces and Entrances)

	SMC 23.48.014D

General Façade Requirements

Street-level setback-
Structures on Thomas Street and Harrison Street may be setback more than 12 feet but not closer than 20 feet to a corner and must be landscaped per SMC 23.48.024. 
	Setbacks  as measured from Thomas Street

- 15' x 40' for the outdoor dining 

-5' x 58' for wider sidewalk and street car art project

-8' x 42' at alley to open

up throat of alley and create visibility

Setbacks  as measured from  Harrison Street

-16' x 16' for main retail entry at heart corner
-2' x 58' for wider sidewalk

-16' x 7' at alley to open up throat of alley and create visibility.
Setbacks  as measured From Westlake Avenue

-4' x 34' to erode corner and provide wider sidewalk. 
- 4' x 60' at main lobby entry 
	See Above


