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BACKGROUND: 

The project was the subject of two Early Design Guidance (EDG) meetings.  One on July 
28, 2008 at which time the Board gave Early Design Guidance for the project, specifically 
identifying design guidelines of highest priority.  A second EDG meeting was held on 
October 13, 2008 at which the Board reviewed some specific building designs and 
offered further guidance.  On December 3, 2008 a complete Master Use Permit 
application was made at DPD.   
 
At this April 27, 2009 Recommendation Meeting the applicant provided Board members 
with floor and elevation plans, landscape plans, and samples of materials to be used to 
construct the mixed-use project. 
PROJECT DESCRIPTION 
 
The site, zoned C1-65 (Ballard Urban Hub Village) is located at the northwest corner of 
N.W. Market Street and 14th Avenue NW.  A one-story tilt-up concrete commercial 
building and surface parking occupy the site.  Curb cuts along both N.W. Market Street 
and N.W. 56th Street provide access to the site’s surface parking.  
 

This thru-block corner site has three street 
frontages with approximately 300 feet of 
frontage along N.W. Market Street and N.W. 
56th Street to the north and south and 
approximately 200 feet of frontage on 14th 
Avenue N.W. to the east.  The west boundary 
adjoins a privately owned parcel.  From the 
highest point at the northwest corner of the 
site, the site slopes approximately 11’ 
diagonally to the southeast.  
 
 

 
Proposed Project 

The applicant proposes to construct a six-story mixed-use structure with retail at grade 
and five stories of residential floors above.  The preferred scheme proposes 234 
apartment units with approximately 14,000 square feet of retail.  Parking 294 vehicles is 
provided at grade behind retail and on a single level below grade with the new parking 
entry located on N.W. 56th St. 
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PUBLIC COMMENT 
 
Public comment was received.  Questions and comments included: 

• Concern over increased traffic on residential streets to the east, especially N.W. 
56th St. and a request that some mitigation effort be directed fund street 
improvements such as traffic circles in this area. 

• The design of the east façade, especially the two ornamented, blank elements 
could be more subtle and less conducive to graffiti tagging. 

• The top of the building as viewed from the northeast could be softened with 
planting. 

• The bland west wall elements would be a good place for art pieces.   
• The northeast corner elevation is perhaps played down too much without a strong 

expression or active enough sidewalk connection.   
 

 
RECOMMENDATIONS: 

After considering the site and context, hearing public comment, reconsidering the 
previously identified design priorities, drawings and model showing the proposal, the 
Design Review Board members offered further comments and recommendation to the 
DPD Director on the design. 
 
The Board generally found the project to be well designed and to present highly 
successful functional elements at the street level.  Their further comments centered on 
four particular aspects of the proposed building.   
 
One more porch/stoop entry to a residential unit should be added to those already present 
on N.W. 56th St. bringing the row of them to within one unit of the west property line.  
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The westernmost unit should remain unconnected to the sidewalk level providing some 
visual protection from the parking lot to the west.   
 
The design should add variety in the height of building parapets in order to add interest 
and rhythm to the building top.  In places where there are “blue inserts” in the façade 
reaching the parapet height the parapet should be noticeably lowered.  On the west wall a 
pattern with the inner, recessed wall having a lowered parapet should be reconsidered in 
order to add to the prominence of the corner elements.  
 
The northeast corner expressions should be refined to give it more presence.  The brick 
additional glazing should be added at the base level to “open the view” between the 
sidewalk and the interior use to give it a more commercial aspect.  Also, landscaping 
should be eliminated in front of this window.   
 
The proposed two blank elements without setback from the property line in the west 
façade continue to need refinement.  The pattern of contrasting shapes is not of the same 
scale as the rest of the building.  It should be more subtle so that it is not the first thing 
you notice when viewing the building from the west.  Yet the texture and pattern needs to 
be substantial enough to be recognizable from a distance.  Without introducing a new 
color, the gray tone of the concrete base could be brought into the upper pattern.  Maybe 
less blue could be used.  Explore including some horizontal lines into the pattern.   
 
This redesign should be worked out with DPD staff and incorporated into the finished 
MUP plans. 
 
 
Requested Departures:  The Board recommended approval of the three development 
standard departures requested. 
 

DEVELOPMENT 
STANDARD 
REQUIREMENT 

DEVELOPMENT STANDARD DEPARTURES 
REQUEST/ 
PROPOSAL 

JUSTIFICATION 

SMC 23.47A.005.D 
Residential uses may not 
occupy more than 20% of a 
street-level street-facing 
façade on an arterial; both 
NW Market Street and 14th 
Avenue NW are designated 
as arterials. 

Project proposes to increase 
percentage of residential use 
along 14th Avenue NW to 
45% on the ground floor to 
utilize space for a leasing 
office/ amenity space in an 
area less conductive to 
commercial functions.  The 
leasing office/amenity 
spaces are considered as 
accessory spaces to 

The leasing office and 
residential amenity spaces 
are not residential units, but 
they are accessory to 
residential.  They function 
in a similar way to a retail 
storefront.  The applicant 
proposes a high percentage 
of transparency and 
detailing similar to the retail 
areas at grade.   
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residential, therefore count 
as a residential use. 

 
ACTION: Approved by The 
Board. (A-4) 

SMC 23.47A.008.D 
First floor of the structure 
shall be four feet above 
sidewalk for residential use 
or set back ten feet from 
sidewalk. 

The areas along 14th Ave. 
N.W. containing fitness 
center and rental office uses 
(uses accessory to the 
residential uses in the 
building) would have an 
average setback of 2.5 feet, 
varying between 0 and 7 
feet. 

These uses, while accessory 
to the residential uses in the 
building, are more like 
commercial uses in their 
ability to relate to the 
sidewalk and street realm 
and can be located closer to 
it. 
 
ACTION: Approved by The 
Board.  (A-2, A-4) 

SMC 23.47A.032.A.c 
Where site abuts two 
streets, access must be from 
the street with the fewest 
lineal feet of commercially 
zoned frontage; 14th 
Avenue NW has the least 
commercially zoned 
frontage. 

Project proposes to place the 
parking entrance on NW 
56th Street, rather than 14th 
Avenue NW, due to site 
conditions and more 
efficient vehicular access 
based on traffic frequency.  

The applicant wishes to 
support the neighborhoods 
long term vision of 14th 
Avenue NW as a green 
boulevard with minimal 
curb cuts by locating the 
parking access across NW 
56th Street from Ballard 
Market’s loading dock. 
 
ACTION: Approved by The 
Board. (A-1) 

 
Recommended Conditions. 
 
The applicants have responded to the Board recommendations made above and have 
presented those responses to DPD staff in colored site and elevation materials dated May 
14, 2009.  These materials have been found by DPD to fully respond to the Board 
Direction.  These measures should be incorporated into the plans for the project proposal 
or the MUP will include a condition to do so. 
 
H:kemp/doc/dec 3009098.doc 
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