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EARLY DESIGN GUIDANCE OF THE 
QUEEN ANNE/ MAGNOLIA/WEST DESIGN REVIEW BOARD  

_______________________________________________________________________________ 
 
 
Project Number:    3015682   
  
Address:    1511 Dexter Avenue N   
 
Applicant:    Brian Runberg of Runberg Architecture, for Bellwether Housing 
  
Date of Meeting:  Wednesday, February 19, 2014  
 
Board Members Present:        Mindy Black (Chair)                                                                                                                                                            
 Katie Idziorek 
 Jill Kurfirst  
 Boyd Pickrell 
 Janet Stephenson                   

 
Board Members Absent:         None                               

                                                                       
DPD Staff Present:                    Garry Papers, Senior Land Use Planner                                                     
  
_______________________________________________________________________________ 
 
SITE & VICINITY  
 

  

Site Zone: NC3-40 (proposed rezone to NC3-65) 
  
Nearby Zones: (North) NC3-40  

  (South) SM 85 

 (East)    C2-65   
 (West)  C1-65    
  
Lot Area: 12,400 sf, steeply sloping 
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PROJECT DESCRIPTION 
 
The proposal is for a six story residential structure, with a total of 65-70 units.  Parking for about 
20 spaces is to be provided within the structure, bermed into the slope, with access off Galer 
Street. Six spaces of surface parking are proposed on the northwest part of the lot, accessed 
from the alley. A large grove of trees occupies the lot adjacent to the southwest, and it appears 
to be a city-classified Exceptional Grove, pending more detailed evaluation. 
 

EARLY DESIGN GUIDANCE MEETING:  February 19, 2014  

DESIGN PROPOSAL 
 
The Early Design Guidance (EDG) Design Proposal booklet includes materials presented at the 
meeting, and is available online by entering the project number at this website: 
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/defa
ult.asp.  or by contacting the Public Resource Center at DPD: 

Address:  Public Resource Center 
700 Fifth Ave., Suite 2000 
Seattle, WA 98124-4019 

Current 
Development: 

A surface parking lot and small one story commercial structure occupy the 
lower portion of the site fronting Dexter; a vegetated slope occupies the 
northeast portion of the lot that fronts on the alley. 

  

Access: 

Vehicle access is from Galer Street and the alley; the former reaches the alley 
then dead ends into the slope. Pedestrian access is from the two streets, Galer 
and Dexter Avenue; the former reaches the alley then transitions to stairs that 
connect upslope, the latter is a busy transit and bike route. 

  

Surrounding 
Development: 

A five story office building and surface parking is adjacent to the north; a five 
story office building is across Dexter to the east; a five story residential 
building steps down the slope across Galer Street to the south; a six story 
residential structure, above parking levels, is upslope across the alley to the 
west.  

  

ECAs: 
ECA 2, Potential Slide: site slopes down 28 ft overall from the northwest alley 
corner to the southeast property corner at Dexter Avenue. 

  

Neighborhood 
Character: 

The neighborhood is mostly 4-6 story commercial buildings along the Dexter 
Avenue corridor, with mixed use and residential structures of various scales to 
the west and along Aurora Avenue. The Lake Union waterfront is one block 
east, connected by the Galer Street pedestrian link.  The Uptown Urban Center 
boundary is located at Galer Street adjacent. 

http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp
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Email: PRC@seattle.gov 

 
 
PUBLIC COMMENT 
 
At this EDG Meeting, the following comments, issues and concerns were raised: 
 
 Concerned that the proposed structure, especially if rezone is approved at NC 65 foot height, 

will be too close to the Citiscape condominiums across the alley, and eastward views from 
lower units will get blocked (several mentioned this) [Staff Note: City code does not protect 
views from private property]. 

 Supported the proposed apartment uses and rezone height, as it will add residential units 
and choices directly on a high capacity transit street, adjacent to the urban center. 

 Applauded the applicants for meeting with the Queen Anne Land Use Review Committee 
(LURC), and supported the massing as shown, the curb cut off Galer, setback amenity deck at 
level five, and the ground level setback along Galer. 

 Concerned that all trash bins and pick-up be fully internalized, to not impact alley or steep 
Galer Street, and that the roots and branches of the existing trees on the adjacent lot be fully 
protected.  

 Supported the project, uses and massing as compatible with the existing buildings along 
Dexter, and advised generous sidewalk lighting along both streets. 

 Noted the steep sidewalks on Galer are a pedestrian safety issue, and suggested textured 
surfaces, assist rails, and careful selection of street tree species to minimize quantity and size 
of slippery leaves falling on sidewalks.  

 Disagreed with the rezone height increase from 40 feet to 65 feet [Staff Note: Staff clarified 
that the Rezone process is a separate review and analysis, and a City Council decision].        

 

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 (DRB) (the Board) members 
provided the following siting and design guidance.  The Board identified the following Citywide 
Design Guidelines for Multifamily & Commercial Buildings of highest priority for this project.   
Board comments are in bold. 
 
The Priority Design guidelines are summarized below, while all guidelines remain applicable.  
For the full text of Guidelines please visit the Design Review website and: 
http://www.seattle.gov/dpd/aboutus/whoweare/designreview/designguidelines/default.htm 
 
All page references below are to the EDG booklet dated February 19, 2014.  
 
 

mailto:PRC@seattle.gov
http://www.seattle.gov/dpd/Planning/Design_Review_Program/Applicant_s_Toolbox/Design_Guidelines/DPD_001604.asp
http://www.seattle.gov/dpd/aboutus/whoweare/designreview/designguidelines/default.htm
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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. [underline added] 

At the Early Design Guidance Meeting, the Board noted the site-specific features 
underlined above, and endorsed the preferred massing option C (pg 36-40), which had 
the following positive features which should be retained: deep setback south amenity 
deck at level 6, which improves eastward public views from the upslope Galer 
pedestrian walkways; absence of tall elevator overrides and penthouses on the roof; 
deep ground level setback along entire Galer frontage; and deep reveals/notches on 
the south, east and north facades. 

 

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

At the Early Design Guidance Meeting, the Board applauded the vehicle access off 
Galer Street and the alley, not Dexter Avenue which is a primary bike and bus transit 
street. The Board endorsed the approximate 7 foot setback at the two live work units 
on Dexter, and the transparent lobby defining the southeast property corner. See A-8 
for comments on how the Galer Street parking drive interacts with the streetscape. 

 

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

At the Early Design Guidance Meeting, the Board supported the primary residential 
lobby at the southeast corner, and requested studies to have the lobby door open 
directly onto Dexter, where it helps activate that street and storefront, rather than 
hidden around the corner. The Board also wanted that entrance to be level and 
welcoming, not crowded into the sloping sidewalk, and promoted a blade or other 
design element that marks this primary lobby entrance for southbound pedestrians 
and traffic, and distinguishes it from possible ground level live/work signage and doors. 

 

A-5 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. 

At the Early Design Guidance Meeting, the Board discussed how the proposed building, 
at the approximate 65 ft height assumed within the rezone envelope (pg 39), would be 
compatible with the surrounding structures along Dexter. The Board also commented 
that the western most façade of the proposed massing is approximately 58 feet from 
the adjacent Citiscape condominiums, which is comparable to a typical city street ROW, 
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and will be screened by the existing large trees. Because of this distance and screening, 
the Board did not advise further bulk reductions on this façade, but did advise typical 
levels of material and compositional interest, that unit balconies should be modest, 
and the shared amenity deck be oriented to the south and east, not west, to protect 
the neighbors’ privacy.  

 

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

At the Early Design Guidance Meeting, the Board did not emphasize this as a priority 
guideline, but supported the level 6 amenity deck and its associated setback on the 
south end of the massing, to improve public views eastward from the Galer Street 
pedestrian walkways. This appropriate setback and other bulk modulation shown on 
pg 37 are why Guideline B-1: Height, Bulk & Scale, was not cited as a priority.  

 

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. 

At the Early Design Guidance Meeting, the Board agreed to ensure safe pedestrian and 
vehicle sight-lines, the driveway should remain basically level at the exiting lane as it 
transitions to sloping Galer, and adjacent landscaping and walls (especially upslope) 
should maintain generous and clear sight-lines to the busy pedestrian link. The Board 
requested large scale sections and elevations with pedestrian sightlines indicated. 

 

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. 

At the Early Design Guidance Meeting, the Board supported the tall (about 14 ft clear) 
and transparent lobby wrapping the southeast corner, which the Board agreed should 
be a strong design statement. The Board supported the parking portal and a small 
portion of blank wall located well off the corner on Galer Street. See A-3 for additional 
comments on the lobby doors. 

 

 

C. Architectural Elements and Materials 

 

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

At the Early Design Guidance Meeting, the Board discussed how important the reveals 
and notches shown in the preferred option (pg 37) are to meeting this guideline, and 
the Board advised those key elements achieve substantial depth. The Board endorsed 
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the shifted north stair described by the applicants, to provide windows on the north 
façade, visible from Dexter Avenue.   

The Board did not cite ‘B-1, Height, Bulk & Scale’ as a priority guideline, because the 
preferred massing shown on pg 37 is promising and consistent with the established 
street wall along Dexter, but the Board expects high levels of fenestration composition, 
depth and material variation that provide human scale on all four elevations, especially 
the three seen obliquely from Dexter Avenue. 

 

 

D. Pedestrian Environment 

D-2 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. 

At the Early Design Guidance Meeting, the Board was accepting of the short blank west 
wall along Galer, assuming it will receive a treatment that provides pedestrian interest. 
The Board agreed a similar treatment is needed on the north facade corner exit wall, 
since it will likely be visible for the foreseeable future. The Board supported additional 
windows, reveals and material variation on the north façade. 

 

D-6 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. 

At the Early Design Guidance Meeting, the Board requested a specific study and 
coordination with Seattle Public Utilities staff, to confirm internalized trash locations 
and the on-site pick-up routes and truck staging point.  

 

D-7 Personal Safety and Security.  Project design should consider opportunities for 
enhancing personal safety and security in the environment under review. 

At the Early Design Guidance Meeting, the Board discussed safety concerns, especially 
along the steeply sloping Galer Street. See A-3, A-8, D-6 and E-3 for additional safety 
comments. The Board endorsed the idea that the adjacent tree lot have active uses  
and other methods to ensure it does not attract vagrants. 

 

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 
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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. 

At the Early Design Guidance Meeting, the Board discussed how the work live frontage 
will need to be a sophisticated design to ensure a strong commercial character along 
Dexter Avenue, yet incorporate some translucent and/or layering elements to afford 
privacy if the shallow, one-story spaces within become predominantly residential. The 
Board requested large scale elevations with materials, and perspectives including the 
adjacent landscape design; see comments under E-2. 

 

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. 

At the Early Design Guidance Meeting, the Board endorsed the Dexter setback 
landscaping as shown, which is lush and creates sociable transitions to the sidewalk, 
incorporating stoops, seating walls and other layering techniques.  

Future landscape plans should include a complete and reasonably vegetated design for 
the northwest portion of the site, which on pg 34 appears to be largely parking 
pavement.  

 

E-3 Landscape Design to Address Special Site Conditions.  The landscape design should take 
advantage of special on-site conditions such as high-bank front yards, steep slopes, view 
corridors, or existing significant trees and off-site conditions such as greenbelts, ravines, 
natural areas, and boulevards. [underline added] 

 At the Early Design Guidance Meeting, the Board cautioned that the tree and landscape 
species along the Galer Street curb and setback zone should be selected to not shed an 
excessive amount or large slippery leaves, which could create safety issues on the 
steep Galer sidewalk . The Board also endorsed textured sidewalk surfaces, assist rails 
along the setback planters, and wayfinding devices to indicate the extent of the Galer 
pedestrian link. The Board also cautioned all landscape retaining walls along Galer to 
be stepped in order to keep walls 18-24 inches maximum height, and lower near the 
driveway sight lines (see A-8). The Board requested large scale sections and elevations 
with all walls and shrub heights indicated. 

 

EXCEPTIONAL TREES: The preliminary tree survey provided, includes about 7 tress on 
the site which likely constitute a city-classified Exceptional Grove, and another 12 on 
the adjacent lot that appear to be part of that grove; all are to be protected per city 
code, or a specific removal and placement strategy must be presented, per SMC 
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25.11.040 and 25.11.080.A.2. At the next meeting, the Board must consider all 
Exceptional trees, especially any proposed to be removed (including a tree replacement 
plan with quantified canopy areas, existing and proposed replacement).  

At part of the review at the next meeting the applicants must provide a site plan 
alternative that retains ALL Exceptional trees, for Board review. Also provide 
comparative documentation (plans, perspectives, sections) of all trees retained, 
compared to proposed removed trees, showing the quantitative impact to 
development area, design guideline impacts, and any departures needed to allow 
Exceptional tree retention and recovering development area elsewhere. 

 

DEVELOPMENT STANDARD DEPARTURES 
 
The Board’s recommendation on the requested departure(s) will be based upon the departure’s 
potential to help the project better meet these design guideline priorities and achieve a better 
overall design than could be achieved without the departure(s).  The Board’s recommendation 
will be reserved until the final Board meeting. 
 
At the time of the Early Design Guidance meeting, the following departures were requested:  
 
1. Residential Uses at Street Level (SMC 23.47A.005.C.1.g):  In brief, the Code requires 

residential uses (including lobbies, leasing, etc) to occupy a maximum of 20% of each street 
facing façade, in certain mapped areas (this site is included within map 36 for 23.47A.005.C). 
The applicant proposes about 46% of the Dexter façade, and about 41% of the Galer façade 
be for lobby, leasing office and residential stairs. 

 
The Board indicated early support for departures of these approximate lengths on both 
streets, as long as those portions follow the guidance under A-3 and A-10. 
 

2. Nonresidential uses – Street level depth requirement (SMC 23.47A.008.B.3):  In brief, the 
Code requires nonresidential uses (in this case, the live-work units) to have an average depth 
of 30 ft minimum, and a minimum depth of 15 ft. The applicant meets the 15 ft minimum in 
all locations, but proposes the average depth to be about 19 ft. 

 
The Board indicated early support for this departure, in deference to the quality 
landscaping and beneficial 6 ft depth of the proposed voluntary setback, but also 
requested the storefronts follow the Board guidance under D-12. 

  
BOARD DIRECTION 
 
At the conclusion of the EDG meeting, the Board recommended the project should move 
forwards to MUP Application in response to the guidance provided at this meeting. 
 


