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FINAL RECOMMENDATION OF THE
QUEEN ANNE/ MAGNOLIA DESIGN REVIEW BOARD 
_______________________________________________________________________________


Project Number:  		3014750		
	
Address:  		201 Westlake Avenue N.		

Applicant:  		Steve Jones, Ankrom Moisan Architects, for MacFarlane Partners
	
Date of Meeting:		Wednesday, July 31, 2013	

Board Members Present:  	      Boyd Pickrell              				                                                                                     
	Janet Stephenson                                             
	                                                     Jill Kurfirst (Acting Chair)
                                                     Katherine Idziorek
                                                     Magdalena Hogness       
	                                                     
Board Member Absent:           Mindy Black
	                                                     
DPD Staff Present: 	                  Michael Dorcy	                                                   
 
_______________________________________________________________________________

SITE & VICINITY	
[image: ]
	Site Zone:
	SM-85’
	
	

	Nearby Zones:
	(North) SM-85’ 

	 
	(South) SM-125’

	
	(East)  SM-85’   

	
	(West) SM-85’  

	
	

	Lot Area:
	The site is rectangular in shape , relatively flat and totals 12,960 square feet in size.

	
	




	Current Development:
	The site is currently occupied by a one-story commercial building that is due for demolition.  There are no trees on site, but there are five existing mature street tress on John Street and Westlake Avenue N. 
	
	

	Access:
	There is an alley directly west of the site proposed as access to the site.  

	
	

	Surrounding Development:
	Directly to the north of the site is an older, existing single-story brick building that is functionally attached to a newer, medium height  office building.  Directly across John Street to the south is a playfield, and Denny Park, Seattle’s first and oldest park, lies directly southwest of the site. Denny Avenue, separating South Lake Union from the Downtown area, lies one block to the south. The Westlake neighborhood, within the larger South Lake Union area, is characterized by a mixture of older commercial buildings open parking lots  and newer development. A surface parking lot lies to the west just across the north/south-running  alley.

  

	
	

	ECAs:
	There are no identified environmentally critical areas on or abutting the site.  The site is generally level along Westlake Avenue N.,  but rises approximately 4 feet from its southwest to its northeast corner.

	
	

	Neighborhood Character:
	The site lies along the central spine of South Lake Union just to the north of the gateway intersection of Denny Way and Westlake Avenue. An older pattern of development, intermittently in place, is that of low scale commercial buildings and surface parking lots. Newer mixed-use buildings, with commercial/retail space at grade and office above are gradually overlaying the older pattern throughout much of the vicinity. A series of improvements along Westlake Avenue N., a Class 1 Pedestrian Street, including a trolley and dedicated bicycle pathways as well as emphases on making the  area between Denny Way and the lake more pedestrian friendly have enhanced the livability of the area and its standing not only as a place to work but a place to reside as well. The area has a “Walkscore” of  97, a “Transitscore” of 100, and a “Bikescore”  of 86.” 




PROJECT DESCRIPTION		
	
The applicant proposes a seven-story residential building containing approximately 77 residential units, 4,200 square feet of retail space at grade and parking for approximately 48 vehicles. 

FINAL RECOMMENDATION MEETING:  July 31, 2013	

DESIGN PRESENTATION
The team of MacFarlane Partners, Ankrom Moisan Architects, Inc, and Fazio Associates Landscape Architects presented a refined design that built upon the preferred massing presented at the EDG meeting, one that set a strong corner at the intersection of Westlake and John, set back the top two levels along Westlake and five stories along John Street. In response to guidance given at the EDG meeting, a continuous retail front was situated on Westlake, wrapping around the corner at John more than half the façade width to where the residential entry and lobby, as the Board had advised, would open to the quieter tone of John Street, a pedestrian oriented atmosphere linked with the adjacent neighborhood park. 

See the presentation packet at:
http://www.seattle.gov/dpd/aboutus/news/events/DesignReview/SearchPastReviews/default.asp
 

Design Departure

A departure was requested from SMC 23,54,030.D.3, which requires that a driveway slope not exceed 15 percent. The applicants requested a maximum lope of 18 percent for the driveway. The Board recommended granting the departure after considering that the drivers utilizing the parking lot would not be one-time users but regulars who would adjust to the added slope and in consideration of the Guidelines (A-2, A-4, D-11) that called for a robust commercial presence along Westlake Avenue N. A shallower slope would swallow up some of the commercial space and affect its viable depth and functionality as commercial space. 

PUBLIC COMMENT

There were no comments from members of the public. 

Board Deliberations

The Board members were pleased with how the design development had progressed, with the design team clearly responding to the Guidelines that had been chosen to be of highest applicability to the project and to the guidance given by the Board.  The Board complemented the design team on their presentation and presentation packet which set forth the “themes” from the EDG meeting, related each to the guidelines and then linked them to the actual design elements and treatments, first in summary form and then in detail as applied to enumerating the themes: “1. SE Corner,” “2. Street Personalities,” “3. Residential Entrance,” “4. North Façade,” “5. Landscape,” and “6.Precedents and Materials.”  

The design team had the two street frontages just right, with the retail continuous along Westlake and wrapping the corner on John, and with the retail lobby moved to the western half of the John Street façade, the entry recessed and marked with a change in materials. The wood paneling at the entry, also used at the second residential level above the ground-floor retail space, was championed by the Board members as irreplaceable. One Board member called fro the wood on the east side of the entry to wrap the corner, even if slightly, to give it a sense of depth. That fillip was agreed up by the other Board members as a small gesture that would add to an already elegant use of the material. The wood, all agreed was a vital part of the composition.

Except for the corner element, the window frames were shown in black, another detail admired by the Board members as the right gesture, with the Board, recognizing that  between the MUP plans and the built product the shadow often falls, urged keeping the black if at all possible.  “If not black, then gray as a fall back.”  All white windows would be a proper choice, and the developer was complimented on the choices of materials and products made to date.

There was some discussion about the north façade which had been the subject of some discussion at the EDG meeting. “Did it need greening?” “Did it need art work?” “Was it kind enough to the neighbor to the north?” When all was said and done, it was agreed that its simplicity of design worked, granted that the bricks wrapped to the stair well and that the materials of the stair well stood proud of the brick on one side and the Hardie panels on the other.  The change in planes was crucial to making it work, as was the contrast between the two grays in the panels west of the stair tower.  Two other directives from the Board were that the success of the brick work would depend on following the bonding, textures and colors of the renderings , rather than the sample suggested on the materials board.

The final guidance from the Board pointed to the white support column that stood at the very corner of the corner element and supported of the roof-top, roof deck covering. Knowing that it could not be wished away, the Board urged the  design team to keep working at it in concert with the Land Use Planner, and to come up with a way reduce its obviousness. 

With the concerns, caveats and cajoleries noted above, the Board unanimously recommended approval of the project and it design and of the requested Departure.
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