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SITE & VICINITY

. ) Commercial One with a forty foot height
Sttezone: it (C1 40)

C1-40 zoning extends north to N. 39" St.
and south to the Burke Gilman Trail
along Woodland Park Ave N. South of N.
38" St., C2 40 and C2 30 zoning extends
. along Stone Way N. Multi-family

Zoning . . .

Pattern: Lowrise One (LR1) begins midway
between Stone Way N. and Interlake Ave
N. The commercially zoned corridor
along Stone Way changes to LR 3 to the
west of Albion Place N. The site lies
within the Fremont Hub Urban Village.

WOODLAND PARK AVE N

N 38TH ST

STONE WAY N




The ten parcel site comprises roughly
72,390 square feet including 200 linear
feet of frontage on Woodland Park Ave
N., 216 feet on N. 38" St. and 290 feet
on Stone Way N. The development site
includes a large portion of the block
bounded by Bridge Way, N. 39" St.,
Stone Way N., N. 38" St. and Woodland
Park Ave N. Its irregular shape occurs, in
part, due to the presence of parcels not
controlled by the developer at the
northeast, northwest and southwest
corners. The only true corner within the
boundaries of the proposal lies at Stone
Way N. and N. 38" St. The site slopes
roughly 20 feet from the northwest to
the southeast corner.

Lot Area:

Existing uses on the site include single family and duplex residential uses,
retail, commercial (office and retail), warehouse and surface parking lots.
Businesses occupying the site consist of Michaelo Espresso Inc. a coffee

equipment supplier, Rockler Woodworking, and Hy-Lite Mirror and Glass.

Current
Development:

The development site fronts onto Woodland Park Ave N., North 3gth St., and

Access: Stone Way North
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Other businesses sharing the block include University Reprographics, Sea Gear,
the Episcopal Bookstore, Kane Environmental, Dovetail, Inc., and the
Bridgeway Building (offices).

Most of the structures in the vicinity are one and two stories with the
exception of the Bridgeway Building, the Prescott and the Oslo Towers, a
residential structure across N. 39" St. Construction trade businesses represent
a considerable share of commercial land use along the Stone Way N. corridor.
Other neighboring buildings include Stoneway Electric Supply to the south,
Bastyr Center to the southeast, Pacific Rim Automotive, Seattle Interiors and
Fusions Beads to the east.

Surrounding
Development
&
Neighborhood

Character: A minor arterial street, Stone Way North runs north and south connecting

Wallingford, North 45t Street, the Green Lake area, Fremont, and the north
Lake Union waterfront. A separate bike lane travels north bound along Stone
Way N. and a shared vehicle/bike lane (sharrow) runs southbound. Bridge
Way North, also a minor arterial, connects Aurora Ave. N. to Stone Way N.
North 39" Street, a local street, forms the northern boundary of the project
site. Stone Way N. and N. 39" St. have curbs and sidewalks. Classified as a
local street, Woodland Park Ave. N. connects to Bridge Way N. and provides
southern views towards downtown Seattle. N.38™ St. is classified as a
collector street.

ECAs: The site has a small, mapped steep slope environmental critical area.

PROJECT DESCRIPTION

The applicant proposes a mixed use structure with 272 residential units, ground floor
commercial on Stone Way N., live-work units on Woodland Park Ave N., and below grade
parking for 263 vehicles.

DESIGN DEVELOPMENT

The applicant provided three design options. Commonalities of the three approaches include
the desire to locate the primary residential lobby near the site’s northeast corner, the garage
entrance and solid waste storage on N. 38" St., commercial use along Stone Way N. with the
larger portion of it anchoring the corner with N. 38" st., and live/work units on Woodland Park
Ave N. The building mass of all schemes wraps, almost nautilus-like, around the site’s lengthy
perimeter leaving an open space at the center. Scheme # 3, unlike the other options, sets back
from the north property line leaving an open space that also serves as a passageway.
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The four to five-story massing of option # 1 varies little at the upper levels until it erodes
somewhat as the volumes approach the southwest corner. Option #2’s parti provides a cut or
chasm (varying in width) along the east/west axis connecting Stone Way N. to Woodland Park
Ave. The separation creates a rectangular shaped volume extending along the north property
line and two other volumes, one defining the southeast corner and the other smaller rectangular
volume extending from Woodland Park Ave to the site’s center. The heights of Option # 3’s
volumes vary little from one another. The volume which houses the live/work units is the most
distinct of the three schemes as the rectangular block’s length extends parallel to Woodland
Park.

Residential open space occurs generally in the center of the site directly above the parking
garage and on one or two roof tops closer to the Woodland Park Ave frontage. Only scheme # 3
departs from this model by locating exterior amenity space on the north side and on a roof
sandwiched between taller volumes.

By the second EDG meeting, the applicant submitted a revised concept featuring a slightly
modulated Stone Way N. facade with an open portal leading into a courtyard enclosed on most
sides. Characteristics of the scheme include commercial spaces at the north and south corners
of the structure along Stone Way N. and double loaded corridors of residential units that wrap
around the edges of the site along the north, east and south. On the western portion of the
irregular shaped site, the facade contains live/work units at grade and additional apartments
above the units. A secondary residential entrance occurs on the Woodland Park Ave N.
elevation. This lies directly across the courtyard opposite the entry on Stone Way N. Another
portion of the overall building mass extends from Woodland Park Ave eastward splitting the
courtyard roughly two districts--- a narrow band extending east/west saddled between three
wings of the building and a larger north/south court near the center of the site. In mass, the
entire building appears to have a continuous roof line. Parking access would occur on N. 38" st.
at a location topographically lower than the bulk of the complex.

At the Initial Recommendation meeting, the applicant introduced refinements to the scheme
discussed at the second EDG meeting.

By the Final Recommendation meeting, the applicant significantly revised the facades and the
programming along Stone Way N. in response to the Board’s guidance. The modifications
include a clearer definition of the four masses or pavilions that comprise the east elevation, a
revision to the parapets to reflect this division and the sloping grade, changes to the veneers and
an expansion of the plaza. The N. 38" St. and Woodland Park Ave N. elevations also witnessed
changes to the parapets and articulation of the masses. Relocation of commercial and amenities
spaces along Stone Way N. increased the amount of commercial space directly fronting Stone
Way.

PUBLIC COMMENT
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Twenty-two people affixed their names to the Initial Recommendation meeting sign-in sheet.
The attendees raised the following issues:

Programming
e Increase the amount of real commercial space. All spaces need to be deeper and larger.
e The project will need lots of bike lockers. The building should have direct access to the
bike storage area.
e Deep bay depths on retail don’t invite good retail.
Deeper retail spaces are needed.
Move the leasing office away from the street. Add commercial where the leasing office is
designated. The leasing can still be part of the plaza but it should face the courtyard.
Massing
e The treatment of the corner at Stone Way and 38" St. is attractive.
The three pavilions are not evident on Stone Way.
Increase the height of the brick on the northern most mass along Stone Way.
Set back the structure at the upper levels.

Chamfer the 38" and Stone corner similar to the Noble Apartments just south of Tutta
Bella restaurant on Stone Way.
The roof is a single horizontal plane. The roofline should follow the topography.
The parapets are weak. The structure needs a greater step down along Stone than what
is shown.
Relationship to the Streets
e Increase the depth of the overhead weather protection on 38" St and on Stone Way.
(mentioned by several speakers)
Ensure that the amount of transparency remains at the corner of 38" St. and Stone Way.
The bike storage area should not be located on Stone Way where the space ought to be
commercial. Locate bike storage on 38" St. or in the garage. (Reiterated by others)
Open Space
e The area devoted to open space is impressive.
Amenities
e The greenhouse is appealing.
e The dog amenity on the roof is a nice feature.
Other
e Ensure that the project consumes less energy and water consumption.
e Many of the security concerns raised at the earlier meetings have been addressed.
e The design is attractive.

DPD received approximately 15 letters commenting on the proposal. Topics include impacts on
traffic congestion, parking, pedestrian and vehicular safety, bulk and scale, and the large trees
on Stone Way and on the site. Authors favored greater building setbacks from Stone Way, more
robust landscaping, greater amounts of open space, and a design that reflects the industrial
heritage of the neighborhood. A letter questioned the accuracy of the proposed floor area ratio
(FAR), the loss of small businesses and the small size of the proposed commercial spaces.
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Eleven members of the public added their names to the Final Recommendation meeting sign-in
sheet. Many of the people who spoke praised the changes to the design. The following
summarizes the evening’s comments:

Stone Way elevation

Revise the blank wall facing Stone Way to make it more pleasing. (Mentioned by several
speakers.) Other speakers supported the blank wall.

Place art on the wall or install windows.

The blank wall will attract graffiti.

Place overhead weather protection over the blank wall.

Drop the canopy over the entry bay in order to provide adequate protection from the
weather.

The columns at the entry are too thin. These need to have better proportions.

If a bank leases the 38" & Stone Way corner space, there must be a condition to ensure
clear, transparent windows.

Amenity areas

Other

The bike room needs adequate space.

The Board hasn’t discussed the placement of the roof top amenity area.

The greenhouse is a good idea.

Increase the amount of space at the plaza for the commercial uses. The crescent walls
should be pushed further back from the street.

This project is an example of a good outcome through the design review process.

PRIORITIES & BOARD RECOMMENDATIONS

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. The Board identified the Citywide Design Guidelines &
Neighborhood specific guidelines (as applicable) of highest priority for this project.

The Neighborhood specific guidelines are summarized below. For the full text please visit the
Design Review website.

A.

Site Planning

A-1

Responding to Site Characteristics. The siting of buildings should respond to specific
site conditions and opportunities such as non-rectangular lots, location on prominent
intersections, unusual topography, significant vegetation and views or other natural
features.

Initial Recommendation Meeting: The very modest changes in parapet heights on Stone
Way and Woodland Park Ave did not satisfy the Board’s expectation that the building’s
roof line actually step down as the slope changes. See discussion for guideline C-2.
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A-2

A-4

A-5

A-6

Final Recommendation Meeting: The applicant revised the parapets along the three
abutting streets. The Board accepted the changes which both simplified the design and
accentuated the differences in the heights of the masses.

Streetscape Compatibility. The siting of buildings should acknowledge and reinforce
the existing desirable spatial characteristics of the right-of-way.

Initial Recommendation Meeting: At all of the design review meetings, the Board
emphasized the prospect of a great commercial edge along Stone Way. The placement
of the bike storage room and the leasing office along Stone undermines this desire for
the community. Revise the programming to add commercial space at these locations.
See discussion under guidance A-4.

The Board did not discuss the design of the live/work units on Woodland Park Ave.

Final Recommendation Meeting: Responding to the Board’s directives, the applicant
shifted the bike storage room to N. 38" St. and increased the amount of commercial
space near the entry portal and elsewhere along Stone Way. The Board welcomed the
modifications.

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

Initial Recommendation Meeting: By prioritizing the bike storage area and the leasing
office to front onto Stone Way N., the applicant has overlooked the community desire to
have commercial storefronts engaging with this important corridor. Relocate the bike
storage area to N. 38" St. either on the street or inside the garage. Shift the leasing
office away from Stone Way and have it face the courtyard where the drawings currently
show an amenity area. The areas once designated for bike storage and leasing should be
used for commercial use ensuring that future development encourages human activity
on the street.

Final Recommendation Meeting: The relocation of the bike storage area and the
enhancement of the commercial spaces met with the Board’s approval (see A-2).

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.

Initial Recommendation Meeting: The applicant added space between the proposed
structure and the adjacent buildings to the north. The Board did not comment on either
this relationship or the building’s proximity to the other two adjacent businesses.

Final Recommendation Meeting: This issue did not generate discussion at the meeting.

Transition Between Residence and Street. For residential projects, the space between
the building and the sidewalk should provide security and privacy for residents and

Initial Recommendation Meeting: The Board did not comment on the transitions
between the sidewalk on Woodland Park Ave and the live/work units and the two-story
residential units, the subject of the second EDG meeting.
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For discussion of the primary residential entry on Stone Way N. see Board guidance for
D-1.

A-7  Residential Open Space. Residential projects should be sited to maximize
opportunities for creating usable, attractive, well-integrated open space.

Initial Recommendation Meeting: Repeating much of the concerns raised at the second
EDG meeting, the Board directed the applicant to revise the nature of the plaza entry
area on Stone Way. See D-1 guidance.

Deliberation did not focus on the design of the sunken courtyard or the roof top garden.

A-8 Parking and Vehicle Access. Siting should minimize the impact of automobile parking
and driveways on the pedestrian environment, adjacent properties, and pedestrian
safety.

A-10 Corner Lots. Building on corner lots should be oriented to the corner and public street
fronts. Parking and automobile access should be located away from corners.

Initial Recommendation Meeting: Discussion did not dwell on the design for the
commercial corner at Stone Way and N. 38" St. with the exception that transparency
remains critical for the success of the commercial space.

The vertical corner bay of windows should assume a different plane than the adjoining
east and south elevations.

Final Recommendation Meeting: The architect adjusted the corner bay at 38" and Stone
Way to conform to the Board’s earlier wishes.

C. Architectural Elements and Materials

C-1  Architectural Context. New buildings proposed for existing neighborhoods with a well-
defined and desirable character should be compatible with or complement the
architectural character and siting pattern of neighboring buildings.

Initial Recommendation Meeting: The use of limestone on the facade received
commendation. The brick module relates to many of the older and now new mixed use
structures in the neighborhood.

Final Recommendation Meeting: The use of brick on the corner masses received Board
praise.

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.

Initial Recommendation Meeting: Board members, as well as the public, noted the
strides in overall design development since the EDG meetings. The Stone Way facade
exudes more restraint and calm than earlier versions. The subject elevation, in part,
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remains diffident to guidelines A-1, site characteristics, and A-2, streetscape
compatibility. The minimal changes in parapet heights ignore the significant sloping
terrain. From the right of way, the slight variation in the parapet won’t be
acknowledged. The central portion of the scheme lacks a coherent relationship to the
street. Accessory uses to the residential component (bike storage, leasing office)
consume much of the street frontage and their placement leaves them significantly
above or below grade.

In addition to the above, other elements of the three major pavilions (and an entry
gasket) work against the elevation from appearing as a refined ensemble. Unlike the
other large mixed use projects recently reviewed or built along Stone Way, this project
has neither a significant setback along the frontage (3636 Stone Way) nor a strategy such
as the Prescott to create three or four visually arresting pavilions. (Staff note: Part of the
difficulty of evaluating the subject elevation is that the perspective renderings use foliage
to obscure the architecture.) The Board provided the following ideas to create a stronger
A,B,C,A rhythm on the fagade:

e Changes in materials ought to signify changes in the vertical plane.

e The upper levels on the bookend pavilions should step back from the
predominant brick plane.

e Raise the height of the limestone on the northern segment to create a more
coherent association with the south segment.

e The lantern at the southeast corner ought to stand proud of the prominent
vertical plane.

e The central “B” segment needs distinguishable or identifiable characteristics in
spite of it representing the longest segment and projecting forward from its
adjacent planes. Consider changing the design of the parapet as part of the
revisions.

The roof line on Woodland Park Ave N must step down in plane as it follows the descent
of the terrain.

Final Recommendation Meeting: The Board lauded the overall changes to the Stone Way
facade. Several aspects of the design generated discussion and ensuing conditions. At
the two-story portal at the formal entrance, the Board, following-up public comments,
recommended that the architect adjust the proportions of the two, two-story columns in
relationship to the breadth of the overall opening and mass. The columns should remain
sandblasted concrete and not clad in another material.

Considerable discussion focused on the expanse of ground level blank wall at the mid-
section of the facade, in which a portion of a larger commercial space lies behind the
wall. The overall amount of glazing along Stone Way meets the zoning code regulations
and the Board acknowledged both the extent of fenestration and the improvement to
the design since the first Recommendation meeting. Suggestions for modifying the wall
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C-3

c-4

C-5

included adding windows, changing material, revealing the concrete foundation and
supplying artwork. The Board recommended that the blank portion of the wall needs
slight articulation. The architect should explore alternatives and work with city staff.

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

Initial Recommendation Meeting: Discussion focused on the overhead weather
protection. The Board decided that continuous canopies were not a necessity rather the
architect should increase the depth of the canopies to extend into the rights of way when
they do not interfere with the existing street trees.

Final Recommendation Meeting: The applicant widened canopies and added them to
portions of the frontages on Stone Way and N. 38" St. No other revisions to the
marquees were requested.

Two elements of the design require more detailed illustration and potential refinement:
1) the accoutrements such as decorative railings, canopies and balconies and 2) the
bridge at level two that stretches across the open passageway from Stone Way to the
central courtyard. City staff will review and approve the design of these elements.

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.

Initial Recommendation Meeting: The Board indicated a preference to see the brick on
the northern pavilion raised another floor.

Final Recommendation Meeting: In response to the previous guidance, the architect
raised the level of brick on the north pavilion to meet the cornice.

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.

Pedestrian Environment

D-1

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 space should be
considered.

Initial Recommendation Meeting: Redesign the entry/plaza on Stone Way to address
three issues: the need for an appropriate scale for such a large project; the importance
of providing the appropriate type of programming surrounding the space; and the desire
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D-6

D-7

D-9

D-10

to create an open space that allows tenants and customers to collect and socialize. As
presented to the Board and the public, the space appears small and tunnel-like,
accentuating circulation rather than providing a plaza or heart. A Board member stated
that it resembled a wide thorough fare without a place to pause or gather.

Enlarge the portal by creating a two-story opening that befits a fagade length of nearly
300 feet. Rearrange the open space to emphasize gathering over passage, this space
ought to complement commercial spaces that will flank it. See the discussion in guidance
A-4 to relocate the leasing office for additional commercial space to adjoin the plaza.

The south wall of the north commercial space ought to have glazing visually connecting
to the plaza. These changes will create a space for people to occupy and that will
supplement the adjacent commercial uses.

Final Recommendation Meeting: The applicant response met all the expectations set
forth in the Initial Recommendation meeting. The more capacious entry, both vertically
and horizontally, creates a welcoming entrance and promenade as well as a substantial
plaza, shared by commercial tenants and residents, with sitting areas, a fountain and low
or pony walls with multiple purposes. The commercial spaces now have entries and
windows that connect the spaces to the plaza.

The low concrete wall along N. 38" St should not create a dead end for pedestrians but
rather open-up on the west end of the linear plaza between the commercial space and
the sidewalk.

Screening of Dumpsters, Utilities, and Service Areas. Building sites should locate
service elements like trash dumpsters, loading docks and mechanical equipment away
from the street front where possible. When elements such as dumpsters, utility
meters, mechanical units and service areas cannot be located away from the street
front, they should be situated and screened from view and should not be located in the
pedestrian right-of-way.

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

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

Initial Recommendation Meeting: The Board did not discuss the concept signage images
for the commercial spaces.

Final Recommendation Meeting: Signage did not produce any discussion at the meeting.

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.
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D-11

D-12

Initial Recommendation Meeting: The Board did not discuss the lighting plan. Earlier
Board notes on incorporating Wallingford community specified pedestrian lighting fixture
remain relevant.

Final Recommendation Meeting: Discussion did not alight on this element of the design.

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.

Initial Recommendation Meeting: The Board conveyed its interest in ensuring maximum
transparency along Stone Way and N. 38" st.

Final Recommendation Meeting: See the discussion of the blank wall under C-2.

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.

Initial Recommendation Meeting: The primary residential entry’s emphasis on circulation
overlooks the desire to combine passage with a plaza that supplements flanking
commercial spaces. See guidance for D-1.

Final Recommendation Meeting: The redesign of the entry plaza accommodates
increased outdoor areas for the flanking commercial uses and the residents.

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.

Initial Recommendation Meeting: Add patterns and variations to the paving design along
the rights of way to articulate entries, plazas and corners. Patterns, street identification
markers, etc. on the ground plane will help imbue the project with a sense of place.

Final Recommendation Meeting: Noting that the paving patterns designed by the
landscape architect spill into the three adjacent rights of way, the Board wished to
ensure that the design receive SDOT approval. The land use planner will need to work
with SDOT and the applicant to find a satisfactory solution if the current design does not
meet SDOT’s standards.

Recommendations: The recommendations summarized below were based on the plans and
models submitted at the October 21st, 2013 meeting. Design, siting or architectural details not
specifically identified or altered in these recommendations are expected to remain as presented
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in the plans and other drawings available at the October 21st, 2013 public meeting. After
considering the site and context, hearing public comment, reconsidering the previously
identified design priorities, and reviewing the plans and renderings, the Design Review Board
members recommended APPROVAL of the subject design and the requested development
standard departures from the requirements of the Land Use Code (listed below). The Board
recommends the following CONDITIONS for the project. (Authority referred in the letter and
number in parenthesis):

1) At the two-story portal announcing the formal entrance, adjust the proportions of the
two, two-story columns in relationship to the breadth of the overall opening and mass.
The columns should remain sandblasted concrete and not clad in another material. (C-2)

2) The portion of blank wall at ground level on Stone Way needs a slight amount of
articulation. The architect should explore alternatives and work with city staff. (C-2)

3) Two elements of the design require more detailed illustration and potential refinement:
a) the accoutrements such as decorative railings, canopies and balconies and b) the
bridge at level two that stretches across the open passageway from Stone Way to the

central courtyard. City staff will review and approve the design of these elements. (C-3)

4) Open the west end that forms the plaza between the commercial space and the N. 38" st
sidewalk to avoid creating a dead end for users. (D-1)

5) Ensure that the circular paving patterns designed by the landscape architect spill into the
three adjacent rights of way. The land use planner will need to work with SDOT and the
applicant to find a satisfactory solution if the current design does not meet SDOT'’s
standards. (E-2)

DEVELOPMENT STANDARD DEPARTURES

The applicant did not request a departure from the land use code.

Ripsb/doc/design review/REC.3014111 Mtg 2.docx
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