Early Design Guidance
of the
QUEEN ANNE/MAGNOLIA DESIGN REVIEW BOARD

AUGUST 5, 2009

BACKGROUND INFORMATION:
Project Number: 3010394
Address: 717 Dexter Ave N
Applicant: Brian Palidar, grouparchitect

for Europa, LLC
Board Members Present: Kristen Clem

David Delfs

Mark Garrell

Lipika Mukerji

David Nemens

John Rose (chair)

Board Members Absent: none

City Staff: Scott A. Ringgold, Land Use Planner

PROJECT DESCRIPTION

An eight-story building containing commercial at
ground level and residential above with below grade
parking.

VICINITY AND SITE

The site is located in the South Lake Union

neighborhood, on the southwest corner of Dexter Ave N
and Valley St.

Both streets are minor arterials at the site. Valley St
provides one-way access to Aurora Avenue N, a
principal arterial located to the west of the site. Dexter Figure 1. Vicinity Zoning
Avenue N is an important route for bus transit and



http://www.grouparch.com/
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bicyclists.

The vicinity slopes down to the east. The property is
located in the South Lake Union Hub Urban Village.

The site is zoned Seattle Mixed with a 65-foot base
height limit (SM-65, see Figure 1). Properties
surrounding the site are also zoned SM-65. Land to the
west across Aurora Ave N is zoned Commercial 1 with
a 65-foot base height limit (C1-65), Neighborhood
Commercial 3 with a 40-foot base height limit (NC3-
40), and residential Lowrise 3 (L3). Aurora Ave N
presents a strong edge condition for pedestrians and Figure 2. Local topography
motorists.

Development in the vicinity reflects its zoning, though
much does not approach full zoning potential,
suggesting that the area could experience substantial
future redevelopment. The Dexter Ave N corridor to
the south is characterized primarily by low commercial
buildings in various states of repair, and surface parking
lots. To the north and mostly on the east side of Dexter
Ave N, there are several midrise (six-story) mixed use
and office developments. Several businesses have large
accessory surface parking lots. Directly to the south is
the 701 Dexter Building (built 1984) also 6-stories tall.
To the west is a two-story office building.

Figure 3. Aerial View

The site is roughly square, 121" E-W x 120" N-S,

emcompassing an area of 14,520 sq.ft. There is no alley. The adjacent right of way is almost flat
along Dexter (the site’s east side), and ascends roughly 12’ toward the west along Valley (the
site’s north side, see Figure 2). No portion of the site is designated as Environmentally Critical
Area on City maps. The majority of the site is developed with the existing structure, a single-
story masonry and stucco building (ca 1928). The site’s only vegetation is on its west side,
where volunteer shrubs overhang a pedestrian egress route.

On Dexter Ave N and Valley St, there are existing curbs and sidewalks, and sufficient width to
accommodate full sidewalk improvements. Neither street contains a planting strip or street trees.

The site is served by public transit. Several bus routes pass along Aurora Ave North and Dexter
Ave N, and busstops are located within a block of the site.
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FIRST EARLY DESIGN GUIDANCE MEETING

The first Early Design Guidance (EDG) meeting took place on August 5, 2009, in the Queen
Anne Community Center. The applicant submitted an early design packet, which provides a site
and vicinity analysis that informs this report. The packet is available for public review at the
Department of Planning and Development (DPD) Public Resource Center, located on the 20™
floor of Seattle Municipal Tower, 700 5™ Avenue

8/5/2009 EDG: ARCHITECT’S PRESENTATION

Brian Palidar of Grouparchitect presented the project’s program and described the site and
vicinity, referring to some of the information presented above. The program is to create a market
rate apartment building with below-grade parking. At sidewalk level, particularly along Dexter,
the design intent is either to provide a sense of respite from a heavily trafficked arterial, or
alternatively to present a harder edged, more active commercial storefront.

The site has served a car sales facility for decades. Nearby businesses include an electronics
manufacturing building and a dry-cleaning facility, among other traditionally commercial and
industrial uses. Newer projects include mixed use and office structures. Slated projects in the
vicinity include Amazon’s major development to the southeast, and the Gates Foundation’s
campus to the southwest. The project does not seek the 20" height bonus available in certain SM
zones for buildings with dedicated interstitial mechanical spaces.

Nearby structures are generally “boxy, massive, and grounded to their sites”. They exhibit little
modulation and generally lack detail or texture. For older vicinity buildings, the datum line
appears to be about 25’. More recent construction is generally built to its zoning envelope.

The design team has identified streetscape compatibility as a major design focus, noting that the
site to the south is largely built out, but that the site to the west might redevelop later, presenting
a challenge to anticipate.

Mr. Palidar presented four distinct design concepts, all of which would abandon the existing curb
cut and locate it instead toward the site’s southeast corner, adjacent to the southern neighbor’s
garage entry.

Concept 1 involves a recessed courtyard and auto entry. As adjacent buildings are very close, the
design team notes the west side is a big challenge. Along Dexter, the central entry is recessed “to
provide some separation from the auto-oriented feel of Dexter.” Residential apartments in this
concept face in all directions.

Concept 2 reflects the same overall massing and flips the original concept, so that the massing is
located more to the south, providing for a pedestrian courtyard at the corner, where people would
have a chance to stop for some recreational or social reason. In this concept, residential
apartments face primarily south, and there’s somewhat less privacy in relation to the adjacent


http://www.seattle.gov/dpd/AppDocs/GroupMeetings/DRProposal3010394AgendaID2762.pdf
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offices to the south. Mr. Palidar noted the courtyard approach would be unusual in this
neighborhood.

Concept 3 holds the corner. Its L-shaped plan would provide for a courtyard at the upper level.
This approach allows for a podium to register against adjacent structures, and requires a zero-lot
line approach to the southern fagade.

Mr. Palidar described the preferred Concept 4 is a combination of Concepts 1 and 3, involving a
staggered corner, a residential entry off Valley St, and a “focused” retail space to the south of the
driveway. A courtyard would be located on a second level. At the tower level, the partial step
helps to break up the south facade, providing visual relief to neighbors.

The design packet provides a summary of each concept’s proposed amenities and siting
considerations — see page 21.

8/5/2009 EDG: CLARIFYING QUESTIONS BY THE BOARD

Related to the neighboring site to the west of this one, how close will this be to the property line?
We’re primarily looking at the west side as a zero lot line condition. Further south we can
provide windows to address light concerns.

Where are the windows of the north wall of the south building? They have standard strip office
fenestration. We’re trying to respect their views and light access.

For the parking entrance, some concepts move it over one bay, with a separate retail space
between the driveway and the neighbor’s driveway. How many square feet is the smaller retail?
600-800 sq.ft. It would be flanked by two parking garages.

What are the rationales behind the siting of the pedestrian entry? Applicant discussed
considerations of a lobby located on Dexter, or a larger retail presence along this facade.

Do you propose to share parking with retail and residential? Yes, there would be a shared
elevator with controlled access to the upper floors.

Do all four options meet the general development objectives? Largely, yes. Option 2 forced us
to go with smaller than desired units and more studios. It doesn’t offer the same flexibility.

Option 3 provides bays with recessed balconies. Are you intending to bring that around to the
Valley facade? We plan to locate decks at the areas that have view potential. Along Valley and
the back side, facades will be flatter and more enclosed.

Are you requesting departures? We might request a departure from the sight triangle standard
(SMC 23.54.030 G), based on a rationale that it diminishes the overall width of the garage entry.
If the parking entrance is located along the south line, we have to work harder to make the layout
work.


http://www.seattle.gov/dpd/AppDocs/GroupMeetings/DRProposal3010394AgendaID2762.pdf
http://clerk.ci.seattle.wa.us/~scripts/nph-brs.exe?d=CODE&s1=23.54.030.snum.&Sect5=CODE1&Sect6=HITOFF&l=20&p=1&u=/~public/code1.htm&r=1&f=G
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8/5/2009 EDG: PUBLIC COMMENT

No members of the public signed in at the Early Design Guidance meeting on August 5, 2009.

DPD received a single message from a neighboring property owner, who asked to receive notice
of further action on this project.

GUIDELINES

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 siting and design
guidance described below and identified by letter and number those siting and design guidelines
of highest priority to this project, found in the City of Seattle’s Design Review: Guidelines for
Multifamily and Commercial Buildings (supplemented 1/20/2007), and further supplemented by
the South Lake Union neighborhood guidelines. They gave the following design guidance to the
applicant.

A. Site Planning

A-2 Streetscape Compatibility
The siting of buildings should acknowledge and reinforce the existing desirable spatial
characteristics of the right-of-way.
SLU neighborhood-specific guideline

e Provide pedestrian-friendly streetscape amenities, such as:
O ftree grates;
o benches;
o lighting.

e Encourage provision of spaces for street level uses that vary in size, width and depth.
Encourage the use of awnings and weather protection along street fronts to enhance the
pedestrian environment.

e Where appropriate, configure retail space so that it can spill-out onto the sidewalk
(retaining six feet for pedestrian movement, where the sidewalk is sufficiently wide).

A-3 Entrances Visible from the Street
Entries should be clearly identifiable and visible from the street.

A-4 Human Activity
New development should be sited and designed to encourage human activity on the street.

SLU neighborhood-specific guideline

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


http://www.seattle.gov/dpd/stellent/groups/pan/@pan/@plan/@drp/documents/Web_Informational/cos_005127.pdf
http://www.seattle.gov/dpd/stellent/groups/pan/@pan/@plan/@drp/documents/Web_Informational/cos_005127.pdf
http://www.seattle.gov/dpd/stellent/groups/pan/@pan/@plan/@drp/documents/web_informational/dpdp_019066.pdf
http://www.seattle.gov/dpd/cms/groups/pan/@pan/@plan/@drp/documents/Web_Informational/cos_005114.pdf
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A-S

A-6

A-8

A-10

o Create graceful transitions at the streetscape level between the public and private
uses.

o Design facades to encourage activity to spill out from business onto the sidewalk,
and vice-versa.

o Reinforce pedestrian connections both within the neighborhood and to other
adjacent neighborhoods. Transportation infrastructure should be designed with
adjacent sidewalks, as development occurs to enhance pedestrian connectivity.

o Reinforce retail concentrations with compatible spaces that encourage pedestrian
activity.

o Design for a network of safe and well-lit connections to encourage human activity
and link existing high activity areas.

Respect for Adjacent Sites

Buildings should respect adjacent properties by being located on their sites to minimize
disruption of the privacy and outdoor activities of residents in adjacent buildings.
Transition Between Residence and Street

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.

SLU neighborhood-specific guideline

Consider designing the entries of residential buildings to enhance the character of the
streetscape through the use of small gardens, stoops and other elements to create a
transition between the public and private areas.

Parking and Vehicle Access

Siting should minimize the impact of automobile parking and driveways on the pedestrian
environment, adjacent properties and pedestrian safety.

Corner Lots

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

8/5/2009 Guidance — Site Planning

Board members discussed at some length the tradeoffs involved in locating the residential entry
on Valley or on Dexter. Board consensus appeared to support an active commercial storefront
along Dexter (guideline D-11), to offer an engaging face for passersby. Some Board members
also voiced concerns that any residential entry on Valley should be carefully designed to
communicate its safety and stature (A-3, A-6).

Board members generally supported Concept 3, with qualifications, stating that it fits its context
better, they appreciated the simplicity and elegance of its L-shaped massing, and its commercial

space engages the sidewalk. Sidewalks should be wider along Dexter, or the design should offer
some at-grade “deference”, such as recesses that make the pedestrian space more comfortable.
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The Board appeared to accept the design rationale for locating the driveway on Dexter.
However, Board members differed about the most appropriate driveway location. Most agreed
that the driveway should not divide available retail space into two, and they preferred that it be
located adjacent to the south wall (A-9).

Two Board members stated a concern for providing light and air to a future building to the west.

Board members also asked for some analysis of how this design will relate to the building to the

south (with regard to spacing and vertical datums). Option 3 appears to relate successfully to the
southern neighbor.

C. Architectural Elements and Materials

C-2  Architectural Concept and Consistency
Building design elements, details and massing should create a well-proportioned and
unified building form and exhibit an overall architectural concept.

Buildings should exhibit form and features identifying the functions within the building.

In general, the roofline or top of the structure should be clearly distinguished from its
facade walls.

SLU neighborhood-specific guideline

e Design the “fifth elevation” — the roofscape — in addition to the streetscape. As this
area topographically is a valley, the roofs may be viewed from locations outside the
neighborhood such as the freeway and Space Needle. Therefore, views from outside the
area as well as from within the neighborhood should be considered, and roof-top elements
should be organized to minimize view impacts from the freeway and elevated areas.

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

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 them-
selves to a high quality of detailing are encouraged.

C-5 Structured Parking Entrances

The presence and appearance of garage entrances should be minimized so that they do not
dominate the street frontage of a building.

8/5/2009 Guidance — Architectural Elements and Materials

Board members stated that articulation of the principal facade is important along Dexter.
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One Board member cautioned against too many material changes. The Board supported a design
that exhibits strong vertical integration, and with a pronounced base, middle and top.

The Board appeared to support the requested departure to reduce the size of the required sight
triangle, provided that the design provide for safe vehicle egress across the sidewalk.

D.

D-1

D-5

D-7

D-9

Pedestrian Environment

Pedestrian Open Spaces and 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 lighted and entry areas
should be protected from the weather. Opportunities for creating lively, pedestrian-
oriented open spaces should be considered.

SLU neighborhood-specific guideline

New developments are encouraged to work with the Design Review Board and interested
citizens to provide features that enhance the public realm, i.e. the transition zone between
private property and the public right of way.

Blank Walls

Buildings should avoid large blank walls facing the street, especially near sidewalks.
Where blank walls are unavoidable, they should receive design treatment to increase
pedestrian comfort and interest.

Visual Impacts of Parking Structures

The visibility of all at-grade parking structures or accessory parking garages should be
minimized. The parking portion of a structure should be architecturally compatible with
the rest of the structure and streetscape. Open parking spaces and carports should be
screened from the street and adjacent properties.

Personal Safety and Security

Project design should consider opportunities for enhancing personal safety and security in
the environment under review.

SLU neighborhood-specific guideline

Enhance public safety throughout the neighborhood to foster 18-hour public activity.
Methods to consider are:
o enhanced pedestrian and street lighting;
o well-designed public spaces that are defensively designed with clear sight lines
and opportunities for eyes on the street;
o police horse tie-up locations for routine patrols and larger event assistance.
Commercial Signage

Signs should add interest to the street front environment and should be appropriate for the
scale and character desired in the area.
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D-10 Commercial Lighting

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 facade, the underside of overhead weather
protection, on and around street furniture, in merchandising display windows, in
landscaped areas, and/or on signage.

D-11 Commercial Transparency

Commercial storefronts should be transparent, allowing for a direct visual connection
between pedestrians on the sidewalk and the activities occurring on the interior of a
building. Blank walls should be avoided.

D-12 Residential Entries and Transitions

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 elements that work to create a transition
between the public sidewalk and private entry.

8/5/2009 Guidance — Pedestrian Environment

As stated above, the Board appeared to accept the proposed siting of the residential entry on
Valley St, provided that the updated design demonstrate attention to appropriate detailing, human
scale, and enhanced safety (D-1, D-12, D-7).

The Board welcomed recesses and modulation along Dexter in order to create a more
comfortable pedestrian environment, provided that it not detract from this fagade’s viability as
sidewalk-related storefront. One Board member cited the nearby Neptune building as a
successful example in this regard.

Board members unanimously agreed that a curb bulb is a desired pedestrian feature at this corner.

E. Landscaping

E-2 Landscaping to Enhance the Building and/or 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.

SLU neighborhood-specific guideline

e Consider integrating artwork into publicly accessible areas of a building and landscape
that evokes a sense of place related to the previous uses of the area. Neighborhood themes
may include service industries such as laundries, auto row, floral businesses, photography
district, arts district, maritime, etc.
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8/5/2009 Guidance — Landscaping
The Board offered no guidance in this regard.

H:\Doc\Current\3010394BrianPalidar\3010394edg.doc
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DEPARTURE FROM DEVELOPMENT STANDARDS

The applicant requested no departures from Land Use Code development standards.

Project # 3010394
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Requirement

Proposed

Comments

Board Recommendation

SMC 23.54.030 G,
sight triangle. A 10'x
10’ triangular setback,
located between the
sidewalk and the right
side of the exit lane.

The design team
proposed no specific
departure at Early Design
Guidance.

® A reduced sight triangle would likely
diminish the overall scale of the structured
parking entrance, better meeting the intent of
guideline C-5.

Board members appeared
to be inclined to grant
such a departure, provided
that the updated design
offer a safe alternative.



http://clerk.ci.seattle.wa.us/~scripts/nph-brs.exe?d=CODE&s1=23.54.030%20G
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NEXT STEPS

MUP Application

1. Submit application for Master Use Permit (MUP) application. Please contact the assigned
planner when you have scheduled your MUP intake appointment.

2. DPD will refer the project to the Department of Neighborhoods at or prior to the MUP
application to determine if the existing onsite building is eligible for historic designation The
applicant should submit the required materials to the assigned planner as early as possible. A
list of the necessary submittal items is shown below in the attachment “Appendix A.”

3. Please include a written response to the guidance provided in this report.

4. Plan on embedding four 11x17 colored and shadowed elevations, landscape and right-of-way
improvement plans into the front of the MUP plan set (4 per sheet). Label sheets “DR.”

5. Provide graphic demonstrations, including 3 dimensional, colored graphics, and any other
methods, to demonstrate the response to design guidance.

6. A traffic study or memo disclosing trip estimates may be required as part of the MUP

process.

Recommendation Meeting

1.

e

Please provide building sections and elevations that show the proposed development in
context with adjacent structures.

Please provide a detailed site plan that includes proposed building entrances.

Please provide a larger scale site plan that demonstrates the relationship between the
proposed development and surrounding development within a one and a half block radius.
Please provide perspective drawings showing how the proposed uses and design relate to the
sidewalk level on adjacent streets.

Please submit a color and materials board.

Please submit a conceptual lighting plan.
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APPENDIX A

ADDITIONAL INFORMATION TO DETERMINE WHETHER A STRUCTURE
APPEARS TO MEET ANY OF THE CRITERIA FOR LANDMARK DESIGNATION
(2- TO 3-PAGE RESPONSE ANTICIPATED):

Physical Description: Provide a physical description of both the interior and exterior of the
structure(s).

Architect or Builder: Provide information about the architect/builder; i.e., regarding education,
career, other works in Seattle. If other structures were built in Seattle, indicate whether they

remain and their location.

Statement of Significance: Current and past uses and owners of the structure(s). The role these
uses and/or owners played in the community, city, state or nation.

Photographs: Clear exterior photos of all elevations of the building; interior photos of major or
significant spaces; available historic photos; neighborhood context photos.

Bibliography of sources



