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FINAL RECOMMENDATION OF THE 
QUEEN ANNE/ MAGNOLIA DESIGN REVIEW BOARD  

_______________________________________________________________________________ 
 
 
Project Number:    3012936   
  
Address:    500 John St.   
 
Applicant:    Steve Fisher of Nicholson Kovalchick Architects 
  
Date of Meeting:  Wednesday, July 18, 2012  
 
Board Members Present:        Jill Kurfirst (Chair)                                                                                                       
 Jacob Connell                                                     
 Mindy Black                                              
                                                                                                
Board Members Absent:         David Delfs                              

             Lipika Mukerji                                                      
                                                       
DPD Staff Present:                    Lucas de Herrera                                                     
  
_______________________________________________________________________________ 
 
SITE & VICINITY  
 

  

Site Zone: SM -85 
  
Nearby Zones: North:  SM-85  

  South:  DMR/R 125/65 

 East:  SM-125    
 West:  NC3-85   
  
Lot Area: 9,996 sq. ft. (Corner Lot) 
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PROJECT DESCRIPTION    
  

The refined development proposal is to construct a new 7-story building with 102 apartment 
units, 4 live work units with 86 parking stalls at and below grade accessed from the alley. The 
ground floor facing 5th Ave proposes live/work units while the building lobby is located at 
intersection of 5th Ave and John St; the residential amenity spaces are proposed along John St. 
The apartments are proposed on levels 2 through 7. 
 

The Early Design Guidance staff report (priority guidelines) and EDG + Recommendation design 
proposals are available online by entering the project number (3012936) at this website: 
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp.   
 
This information is also available for review in DPD’s project file (DPD# 3012936); please visit 
DPD’s Public Resource Center: 

Street 
Address: 

Public Resource Center in the Applicant Services Center 
http://www.seattle.gov/dpd/Permits/Process_Overview/Location_Hours/default.asp 
700 Fifth Ave (20th floor)  
Seattle, WA 98104 

Email: PRC@seattle.gov  

 

Current 
Development: 

Two non-residential structures (drinking establishment and office) both with 
surface parking from the alley. Structures proposed to be demolished. 

  

Access: 
Street frontage along both 5th Ave N and John St.  Existing easterly abutting 16’ 
alley. 

  

Surrounding 
Development: 

Space Needle, Seattle Center, Experience Music Project, Monorail, Bill and 
Melinda Gates Foundation and Fisher Plaza are in close proximity to the site.  
Development is summarized by large and medium sized non-residential 
buildings, medium sized hotels and newer mixed use developments (mostly 
residential) are located southeast along Denny Way.  An underdeveloped site 
with a one-story drive-thru restaurant abuts the site to the north. West, across 
the alley is a two story commercial office structure with surface parking directly 
across the alley from the subject the site. 

  
ECAs: None 
  

Neighborhood 
Character: 

The neighborhood character is mixed with many City landmarks listed above and 
a spectrum of uses and structure types.  The site is just north of downtown 
where zoning transitions to lower heights moving north to West Queen Anne.  
There is a great mix of commercial, office, residential, restaurant and civic uses 
and structures in the area.  

http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp
http://www.seattle.gov/dpd/Permits/Process_Overview/Location_Hours/default.asp
mailto:PRC@seattle.gov
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EARLY DESIGN GUIDANCE MEETING:  March 21, 2011  

DESIGN PRESENTATION  
 

The EDG presentation included the site context summarizing the zoning, surrounding 
development and three design schemes. Alley access is proposed for all three options. No design 
departures from development standard are anticipated for any of the design options. Massing, 
courtyard location, natural light and views are the variables that distinguish the three options:  
 

Option 1  
· Corner lobby with entry recess at 5th Avenue and John Street  
· Live/Work units along 5th Avenue  
· Residential courtyard on Level 2, elevated above alley  
· Rooftop deck provided for amenity space  
Option 2  
· Live/Work units along 5th Avenue  
· Residential courtyard on Level 2, elevated above 5th Avenue  
· Rooftop deck provided for amenity space 
Option 3  
· Corner lobby with small entry plaza at 5th Avenue and John Street.  
· Live/Work units along 5th Avenue.  
· Central residential courtyard enclosed by residential units.  
· Rooftop deck provided for amenity space. 
 

PUBLIC COMMENT EDG 
 

Approximately 100 members of the pubic attended the EDG meeting. The following comments, 
issues and concerns were raised:  

 Architectural inspiration examples don’t fit at this location, the color and materials are off.  

 Natural light is a concern and bad open space.  

 Shading of any of the courtyards is likely. Further articulation is necessary for the boxy 
structure.  

 Shadows will be an issue on the south façade.  

 The Scenic View of the Monorail is being slowly being compromised.  

 The proponent should review of classic architecture moving down Denny Way.  

 This design doesn’t fit with the context.  

 The clown head on the existing structure should be used in the proposal.  

 Entries should be recessed from the street.  

 Live work entries should be recessed further from the street.  

 Ride the Duck location and function can be an issue for the proposed residences.  

 Traffic and parking are issues here; there is a lack of neighborhood services, residential uses 
are not appropriate for this area.  
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FINAL RECOMMENDATION MEETING:  July 18, 2011  

PUBLIC COMMENT RECOMMENDATION MEETING  
 

None. 
 

DESIGN DEVELOPMENT  
 

 
Figure 1: SW View 

The main entry (beveled/chamfered) to the residential lobby continues to be located at the 
intersection of 5th Ave and John facing the corner.  The live work units continue along 5th Ave N 
and the residential amenity clubhouse is located along John St.  A bicycle storage/workshop or 
dog washing facility is proposed east of the clubhouse along John abutting the alley. 
 Transparency is proposed where John meets alley to allow a “sight triangle” like design through 
the building for view of pedestrians along John.   
 

The entire first floor is setback 4’ from both John and 5th for the first and second floors 
increasing the pedestrian area along the street, an increased setback of 2’ from the EDG 
concept.  Landscaping planters are proposed along both abutting streets in the 4’ setback area. 
The roof top deck has been refined and expanded; it includes 7 trees, a bocce court, dog area, 
bbq area and two decks all facing west towards Seattle Center.   
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The vehicle access and parking scheme is unchanged from the EDG phase and includes two 
access points along the alley.  The northern driveway (20’ garage opening) accesses the below 
grade parking, it ramps below grade moving west from the alley.  The at-grade parking (10 
spaces) is accessed by an 11’ garage opening beginning approximately 35’ north of John St.  
 

Levels 3-7 bring the building back to the property line and introduce modern corner bay 
elements with 18” of modulation detail to provide visual relief for the John and 5th Ave facades.  
Continuing from the EDG phase, 3 glazed corridor projections (floors 2-7) are proposed to 
project into the right of way along both streets and the alley.  Also, the internal courtyard 
concept on level 3 has been continued and is approximately 18’ by 30’ in area.  The courtyard is 
proposed with a tensile fabric cover structure at the roof level to allow natural light to 
penetrate.   The courtyard proposes a skylight that gives natural light to the fitness room below. 
 

Materials and colors on floors 3-7 are contemporary using dark grey (fiber cement), metallic 
silver (metal) with red metal panels (homage to the Monorail) that accentuate the glazed 
protruding corridors.  Use of the projecting bays with framing and material color change 
provides visual interest to break up the scale of the facades.   
 

Floors 1 and 2 along 5th Ave are clad with a castle grey brick (main material) with red the metal 
horizontal panels at the street level.  Live/Work entry doors are proposed as Cedar or similar 
wood type.  The second floor above the red horizontal panels contains a continued window 
system from the Live/Work units below resulting in a large glazed area for levels 1 and 2 at the 
street. 
 

Floors 1 and 2 along John are cladded with a castle grey brick (main material) with a continuous 
metal horizontal panel above the clubhouse.  The second floor above the red horizontal panels 
continues the window system from the clubhouse, residential entry and bicycle storage 
space/dog wash area for a large glazed area at street level. 
 

PRIORITIES & BOARD RECOMMENDATIONS July 18, 2011 
 

After visiting the site, considering the analysis of the site and context provided by the 
proponents, hearing public comment and analyzing the Recommendation presentation + Design 
Packet, the Design Review Board members provided the following recommendations/conditions 
for the project.   
 

Architectural Concept 
 

1. The Board supported the projecting lit corridors on the street and alley facades, which 
provide visual interest and break up the facades.  The rendered elevation includes better 
detail than the elevations. (A-1, A-2 C-1, C-4)  

2. Design and relief of the north façade was cited as a concern, the Board agreed that this 
façade needs additional relief, it is too flat and the material changes and windows are 
inadequate.  A 1’ relief was required for a portion of the metallic silver (metal) façade 
area to provide this needed erosion. 
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3. Proposed folding doors were supported by the Board as opposed to garage doors as they 
may get used more during colder months.  Additional methods to allow fresh air 
penetrations were recommended by the Board and the use of operable smaller windows 
was suggested. (A-2, A-4, D-1, D-7) 

4. Live work placement and access scheme is generally favorable; the units are designed so 
that they may be combined (interior walls non-load bearing) into one commercial space 
in the future. Location of the residential amenity room at street level and bicycle shop or 
dog washing area were supported by the Board based on the future plans for both 5th 
Ave N (commercial street) and John St (more pedestrian, east/west bicycle street). (A-2, 
A-4, A-7, C-3)  

5. The corner entry detail pleased the Board; the contrast of elements to the rest of the 
building should provide a solid visually interesting corner and entry. (A-10) 

6. The Board supported the general Live/Work design elements (entries, canopies, blade 
signs), but the use of the 4’ setback area at street level was a point of concern.  The lack 
of pedestrian access up to what could be storefronts was questioned by the Board. The 
proposed continuous low separation wall with wrought iron detail precludes pedestrians 
on 5th from being able to walk up to the live work storefronts. The Board recommended 
that this area be revised. (A-2, A-4, D-9, D-10, D-12) 

7. The Lighting plan was generally supported along with recommendation to provide 
lighting that better highlights the relief/detail of the brick columns. A remedy discussed 
was down lighting from above, perhaps the soffit, rather than proposed wall sconces.  
The Space Needle like sconce shown at the meeting was well liked by the Board. These 
specific sconces should also be placed along John St to anchor the columns on either side 
of the residential community room.  (D-10) 

8. The Board supported the design of the alley/John St. intersection and the proposed 
transparency for vehicles exiting on John.  The proposed design achieved the intent of 
the “sight triangle” but the detail of window treatments and activities in this corner of 
the building will need to be reviewed at building permit detail. (D-7). 

 

Materials 
1. Proposed materials are supported by the Board.  Use of dark grey frames with silver 

metal panel relief bays, low level grey brick, highlighting red panels, use of cedar/wood 
colors at the street level and appropriate transparency and storefront systems provide a 
symmetrical and well composed building. (C-1, C-2, C-4) 

2. The interface of the storefront window system planned for the projecting pedestrian 
corridors with the main building materials will be an important detail during building 
permit and construction to ensure that the transition from the corridors to the main 
building is uninterrupted. (C-2, C-4) 

 
Garbage/Service Area 

1. The Board was satisfied with the garbage access design being located completely within 
the building and will be rolled out on pick up days. (D-6) 
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Landscape Design 
1. The Board was pleased with the landscaping response and design of the roof deck and 

street level landscaping in general.  The Board had no recommendations other than the 
permeability of the live work unit storefronts discussed above in “Architectural Concept.” 

2. Conservation of the street trees is a very important element for the development to 
better fit in the existing context and neighborhood.  Retaining the old existing street 
trees remain will provide a needed contrast to the new building. (E-1, E-2)  

 

DEVELOPMENT STANDARD DEPARTURES 
 

None. 
 

BOARD RECOMMENDATIONS 
 

At the conclusion of the Recommendation meeting, the Board recommended approval of the 
project with the following conditions/recommendation: 
 

1. Recess a central portion of north façade (metallic silver metal) a minimum of 1' to 
provide relief in the facade.  The area to be recessed is the width of two units from the 
2nd to the 7th floor.  This recessed area will continue to be framed by the dark grey fiber 
cement framed element material.  Further study may be needed by the applicant on the 
proportion of materials. 

 

2. Revise the 4’ street level setback area adjacent to the live work units with more 
permeability. The setback area should allow pedestrians to stand next to store fronts in 
little “eddies,” at a minimum. Use of moveable planters/pots that allows the tenants to 
create on demand security or commercial appeal entries as needed depending on the 
needs of the live work unit. 

 

3. Ensure bright red band (metal trim) is placed at the top of the projecting corridors in 
MUP plans and elevations as shown in the renderings shown in the Recommendation 
packet. Raise corridors from roof planes as much as possible and allow natural light to 
penetrate the corridors (side lights, clerestories) above the roof to the greatest extent 
possible. 

 

4. Use down lighting from soffits to highlight the brick relief and detail rather than the 
proposed higher on wall sconces.  Use the "space needle like" sconces in more 
pedestrian level locations. Specifically, anchor the community room on John with the 
Space Needle like sconces.   
 

5. Install operable windows on the community room, in addition to proposed sliders or 
accordion doors, to allow air in the room year round when doors are likely to be closed. 
 

6. Detail of glazed storefront corridors at the intersection with other materials (flashing) 
needs to be provided in the building permit, this detail is vital in the success of the 
protruding corridors.   



Final Recomendation #3012936 
Page 8 of 8 

 

 
7. Provide maximum transparency at the intersection of the alley and John St to ensure the 

“sight triangle” is maximized.  The building permit should limit any view obscuring 
elements internally in the “sight triangle” portion of the floor plan. 

 


