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FINAL EARLY DESIGN GUIDANCE OF THE
NORTHWEST DESIGN REVIEW BOARD 


[bookmark: ProjectNumber]Project Number:  		3017177

Address:  		1506 NW 61st St

Applicant:  		Jay Janette, architect, for Tyson Alexander

Date of Meeting:		Monday, November 17, 2014

Board Members Present:	David Nieman, Chair
	Marc Angelillo
	Jerry Coburn
	Dale Kutzera
Board Members Absent:	Ellen Cecil

DPD Staff Present:	Michael Dorcy


SITE & VICINITY	
Site Zone:	NC3-40
[image: http://www.seattle.gov/dpd/LUIB/MapForNotice17860.jpg]
Nearby Zones:	(North) NC3-40
	(South) NC3-40
	(East) NC3-40 
	(West) LR1

Lot Area: 	4,753 SF

Current Development:

Uninhabited Single-family residence

Surrounding Development and Neighborhood Character:

The Lot to the east is developed with a commercial building housing a Taco del Mar restaurant,  with angled surfaced parking running along 15th Avenue NW. Access to the parking is from a widened curbcut on 15th Avenue NW adjacent the alley with a  curbcut for exiting onto NW 61st St. A narrow strip of commercial uses, several lots with surface parking, runs north and south along 15th Avenue NW coincident with NC3-40 zoning.  Immediately to the west, the site is abutted by LR1 zoning and single-family, duplex and triplex development on a large swath that runs north and south and a mile to the west.  A single-story single-family residence is located directly west of the development site. The building currently on site, as well as those directly west of the proposed development, are sited so as to sit  atop elevated ground that rises a good four feet above the sidewalk level of NW 61st Street.

There are two large fir trees near the west property line of the property to the west. The grand fir located near the southwest property line of the development site has been identified as a City of Seattle “Exceptional Tree.”  A substantial portion of the root systems of each of the trees extends into the development site. 
 
Access:

The site abuts a 10-foot wide alley to the north.
 
Environmentally Critical Areas:

There are no ECAs on the site.
 
PROJECT DESCRIPTION

The applicant proposes a 4-story residential apartment building, with  approximately 30 units.  No parking is proposed. The units are described as “workforce housing”  affordable to  workers who would rely on the proximity to public transportation rather than private vehicles for getting around.  

FINAL EARLY DESIGN GUIDANCE MEETING        November 17, 2014	
The packet includes materials presented at the meeting, and is available online by entering the project number (3017177) at this website: http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp.  

The packet is also available to view in the file, by contacting the Public Resource Center at DPD:
	Mailing Address:
	Public Resource Center
700 Fifth Ave., Suite 2000
P.O. Box 34019
Seattle, WA 98124-4019

	Email:
	PRC@seattle.gov



DESIGN DEVELOPMENT

Since the commercial structure to the east abuts its west property line and since  the single-family structure on the lot to the west of the development site sits well to the east property line of its lot, there was little massing differentiation in the three schemes presented to the Board at the first EDG meeting. Each was a four-story rectangular box, without any openings on the east side. There was some differentiation in the amount of fenestration proposed for NW 61st Street, but the east side of the box was solid, without any fenestration or openings. The west side of all three schemes showed transparency and openings and decks, single and combined, that extended well into the interstitial space lying between the south façade and the west property line. Where the schemes differed was primarily in terms of access. Option A ramped up. Option B ramped do, while the preferred Option C was referred to as the “Switchback.” This option showed the main entry at mid point of the south-facing façade atop a flight of stairs rising straight up from the NW 61st Street sidewalk and conjoined at the landing by a ramp that took rise from the sidewalk where it met the west property line. Option C allowed for “a continuous deck along the west side.”

The schemes shown at the Second EDG meeting showed some further differentiation within the three schemes.  Option A, described as Code-compliant and not requiring any departures,  showed a prominent front façade overhanging a well-defined, elevated entry located at the southeast corner of the site, with multiple prominent decks overlooking the property to the west.  Option B also located the front entry at the southeast corner of the site, but  would require a departure from the requirement for a 15-foot setback above the 13-foot height level along the west property line. The top level would be set back from the west property line, but would provide a deck along the entire façade.  More of the units would be oriented in a north-south direction in this scheme and decks would be provided on the south façade above the ground floor.  Option C would pull the mass of the building further from the west property line, except for units encroaching into the northwest corner of the site which would require the departure for providing less than a 15-foot upper separation from the property line to the west. This scheme, described as the applicant’s “preferred” scheme, would provide a below-grade amenity strip for basement units along a portion of the west area of the site, but with decks only at the fourth level. Amenity space for the building’s residents would be provided at the roof level, along its southeast edge.

The packet for the second Early Design Guidance meeting includes materials presented at the meeting and is available online by entering the project number (3017177) at this website:
http://www.seattle.gov/dpd/Planning/Design Review Program/Project Reviews/Reports/default.asp
      
 
PUBLIC COMMENT

Public comment included the following:
· A question whether garbage would be collected at the alley since there is no residential garbage collection at the alley at present;
· Questions regarding shadow impacts on properties located to the north, northeast and northwest across the alley;
· The project needs a shadow study that deals with the property to the west and to properties north, northwest and northeast across the alley, The Board though that the shadow study presented at the November 17th meeting failed adequately to represent the year-round impacts of shadows on the properties across the alley and north of the proposal; they requested that a more thorough shadow study, one that would place particular emphasis on the “shoulder seasons” of the year, should be presented at the time the project returned to the Board for a Recommendation meeting. 



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 acknowledged the greater range of alternatives presented than had been the case at the first EDG meeting;
· The third scheme, Option C, was generally thought to show the greatest promise and the “respect” for the adjacent LR1 zone;
· The basement units remained troubling for members of the Board,  and the Board would like to see studies that would better convey some of the experience of inhabiting the units and the below-grade amenity space adjacent the units;
· The Board would like to see a more comprehensive  study of the shadows from the proposed structure, at a broader scope of times,  as these impact the structures and yards of the neighbors to the north across the alley; 
· The Board would like to see more analysis and details of how the entry sequence works and how the interface of building entry and landscaping and sidewalk will be  laid out and layered;
· The Board would expect to hear a better rationale for the requested departure required for Option C, namely one that would indicate how the departure, if granted, would better meet the intentions of the  guidelines (identified).     

DESIGN REVIEW GUIDELINES 

The priority Citywide and Neighborhood guidelines identified by the Board as Priority Guidelines after the first EDG meeting were revisited and selectively  focused to give the applicants a clearer sense of the Board’s priorities for the development of the project, keeping in  mind that all of the guidelines, except those exempted because they have  no applicability to the site, are applicable to the proposal.  For the full text please visit the Design Review website.

CONTEXT & SITE

CS1 Natural Systems and Site Features: Use natural systems/features of the site and its surroundings as a starting point for project design.

CS1-B	Sunlight and Natural Ventilation
CS1-B-2. Daylight and Shading: Maximize daylight for interior and exterior spaces and minimize shading on adjacent sites through the placement and/or design of structures on site.
CS1-D	Plants and Habitat
CS1-D-2. Off-Site Features: Provide opportunities through design to connect to off-site habitats such as riparian corridors or existing urban forest corridors. Promote continuous habitat, where possible, and increase interconnected corridors of urban forest and habitat where possible. The emphasis was on the relationship of building on the two trees located offsite on the adjoining property to the west.

CS2 Urban Pattern and Form: Strengthen the most desirable forms, characteristics, and patterns of the streets, block faces, and open spaces in the surrounding area.
CS2-A	Location in the City and Neighborhood
CS2-A-1. Sense of Place: Emphasize attributes that give a distinctive sense of place. Design the building and open spaces to enhance areas where a strong identity already exists, and create a sense of place where the physical context is less established.
CS2-A-2. Architectural Presence: Evaluate the degree of visibility or architectural presence that is appropriate or desired given the context, and design accordingly.
CS2-B	Adjacent Sites, Streets, and Open Spaces
CS2-B-2. Connection to the Street: Identify opportunities for the project to make a strong connection to the street and public realm.
CS2-D	Height, Bulk, and Scale
CS2-D-3. Zone Transitions: For projects located at the edge of different zones, provide an appropriate transition or complement to the adjacent zone(s). Projects should create a step in perceived height, bulk and scale between the anticipated development potential of the adjacent zone and the proposed development.
CS2-D-4. Massing Choices: Strive for a successful transition between zones where a project abuts a less intense zone.
CS2-D-5. Respect for Adjacent Sites: Respect adjacent properties with design and site planning to minimize disrupting the privacy of residents in adjacent buildings.

CS3 Architectural Context and Character: Contribute to the architectural character of the neighborhood.
CS3-A	Emphasizing Positive Neighborhood Attributes
CS3-A-4. Evolving Neighborhoods: In neighborhoods where architectural character is evolving or otherwise in transition, explore ways for new development to establish a positive and desirable context for others to build upon in the future.

PUBLIC LIFE

PL2 Walkability: Create a safe and comfortable walking environment that is easy to navigate and well-connected to existing pedestrian walkways and features.
PL2-B	Safety and Security
PL2-B-1. Eyes on the Street: Create a safe environment by providing lines of sight and encouraging natural surveillance.
PL2-B-2. Lighting for Safety: Provide lighting at sufficient lumen intensities and scales, including pathway illumination, pedestrian and entry lighting, and/or security lights.

PL3 Street-Level Interaction: Encourage human interaction and activity at the street-level with clear connections to building entries and edges.
PL3-A	Entries
PL3-A-4. Ensemble of Elements: Design the entry as a collection of coordinated elements including the door(s), overhead features, ground surface, landscaping, lighting, and other features.

PL4-B	Planning Ahead for Bicyclists
PL4-B-2. Bike Facilities: Facilities such as bike racks and storage, bike share stations, shower facilities and lockers for bicyclists should be located to maximize convenience, security, and safety.

DESIGN CONCEPT

DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site.
DC1-C	Parking and Service Uses
DC1-C-4. Service Uses: Locate and design service entries, loading docks, and trash receptacles away from pedestrian areas or to a less visible portion of the site to reduce possible impacts of these facilities on building aesthetics and pedestrian circulation.

DC2 Architectural Concept: Develop an architectural concept that will result in a unified and functional design that fits well on the site and within its surroundings.
DC2-B	Architectural and Facade Composition
DC2-B-1. Façade Composition: Design all building facades—including alleys and visible roofs— considering the composition and architectural expression of the building as a whole. Ensure that all facades are attractive and well-proportioned.
DC2-B-2. Blank Walls: Avoid large blank walls along visible façades wherever possible. Where expanses of blank walls, retaining walls, or garage facades are unavoidable, include uses or design treatments at the street level that have human scale and are designed for pedestrians.

DC3 Open Space Concept: Integrate open space design with the building design so that they complement each other.
DC3-A	Building-Open Space Relationship
DC3-A-1. Interior/Exterior Fit: Develop an open space concept in conjunction with the architectural concept to ensure that interior and exterior spaces relate well to each other and support the functions of the development.

DC4 Exterior Elements and Finishes: Use appropriate and high quality elements and finishes for the building and its open spaces.
DC4-A	Exterior Elements and Finishes
DC4-A-1. 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.
DC4-A-2. Climate Appropriateness: Select durable and attractive materials that will age well in Seattle’s climate, taking special care to detail corners, edges, and transitions. 

DEVELOPMENT STANDARD DEPARTURES

At the time of the FIRST Early Design Guidance  held on August 25, 2014, no departures were requested.  The Board suggested then that  a carefully selected  set of departures might help to resolve some of the complex issues of the site and  that they would be willing to entertain a request for departures should they be shown to make for a better design that served both the inhabitants of the building and improved the structure’s relationships to neighbors of the building.

At the Second Early Design Guidance meeting the applicants indicated the following departure would be required for their preferred Option C:  SMC 23.47A.014.3 would require a 15-foot setback along the west property line since the building site abuts a lot in a residential zone (LR1, in this instance); the setback is required to be 15 feet for portions of the structure above 13 feet in height.      

BOARD DIRECTION

At the conclusion of the FINAL EARLY DESIGN GUIDANCE meeting, the Board voted  (4-1) that the project proceed to MUP application developing the preferred Option C. 
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