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EARLY DESIGN GUIDANCE OF THE
WEST DESIGN REVIEW BOARD 


[bookmark: ProjectNumber]Project Number:  		3017667 & 3018170

Address:  		300 1st Av W & 301 Queen Anne Av N

Applicant:  		Greystar

Date of Meeting:		Wednesday, September 03, 2014

Board Members Present:	Boyd Pickrell, Chair
	Christine Harrington
	Peter Krech

Board Members Absent:	Mindy Black
	Janet Stephenson

DPD Staff Present:	Michael Dorcy


SITE & VICINITY	
Site Zone:	NC3-65
[image: ]
Nearby Zones:	(North) NC3-65
	(South) NC3-65
	(East) NC3-65 
	(West) NC3-65

Lot Area: 	West site: 28,000 SF
[bookmark: _GoBack]    East site: 7,200 SF
Current Development:

West site: Small, 3-story commercial building & surface parking lots.
East site: small commercial building.

Surrounding Development and Neighborhood Character:

The two sites lie within an area on the lower portion of Queen Anne hill that is bounded by Seattle Center on the east and Puget Sound on the west. The Belltown neighborhood lies across Denny Way, two blocks to the south. There are a number of surface parking lots dotting the area, but these, once occupied by lowrise buildings,  have been yielding to development in recent years. A number of stately and substantial 3-4-story brick apartment buildings in the area date to the 1920s. Newer multi-family buildings tend to  be taller by one or two stories. Some commercial office buildings in the area echo the architectural character of the 1060s and the buildings associated with the Seattle World’s Fair. The alley between the two sites is the demarcation line between the Uptown Park Character Area (to the west) and the Uptown Urban Character Area (to the east) as distinguished in the UPTOWN Neighborhood Design Guidelines (revised, 2013). 
 
Access:

Current vehicular access to the west site is both from the alley and 1st Av W.  Vehicle parking on the east site is located directly off the alley.
 
Environmentally Critical Areas:

There are no ECAs on either of the two sites.
 
PROJECT DESCRIPTION

The development objectives for the site located at 300 1st Avenue W. are to construct a 7-story structure containing approximately 9 live/work units along 1st Av. W. with 127 residential units of mixed sizes above. Parking to be utilized by the two development sites will be located below grade in this building.  301 Queen Anne Avenue N. will contain 3 live/work units at ground level, facing onto Queen Anne Avenue N., with another residential units facing onto W. Thomas Street. Approximately 37 residential units will be located within the  6-story building.  

  September 3, 2014	
The packet includes materials presented at the meeting, and is available online by entering the project number (3017667 & 3018170) 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

The proposal is for the development of two buildings, one on either side of the alley that separates Queen Anne Avenue N. from 1st Avenue W. Three massing schemes were presented, with the first option showing a “C”-shaped west building with an opening above the ground level facing the west.  A second option presented the west building as a Capital “I” equally open to alley and street. In each of these schemes the massing of the east building was altered slightly in relation to its neighbor to the north.  A third option showed a modified “C” open to the alley, but with the added element of a stepping down of the building, responding to the descending grade of the street. The building was made to appear as two distinct masses separated by a recessed gasket, located approximately one-third of the distance from north.

Within this preferred scheme, an increased setback from the neighbor to the north of the east building was introduced by eroding a portion of the central north edge  of the smaller  building. The surface of the alley between the two buildings was enhanced to re-enforce the  linkage between their interior uses.    
 
PUBLIC COMMENT

· Concerns were raised regarding the number of vehicles using the alley as access not only to this development but already to other structures adjacent the alley; the overall quality of the alley and access for other developments along the alley of prime importance.
·  Disappointed with the lack of attention paid to the southwest corner of the west building.
·  Not thrilled with the third option. Encouraged affordable units. While some Live/work units may have been successful in the Uptown area, urged true commercial space for the corner of Queen Anne Avenue N. and the corner at 1st Avenue W. and W. Thomas Street.  Urged the development team to present their plans to the Land Use Committee of the Queen Anne community council to solicit further input to the project.  


PRIORITIES & BOARD RECOMMENDATIONS

Following  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.  

Major issues identified:

1. Massing:  The Board was agreed that the step in the west building was a great move and the notch proposed to break up the massing a successful gesture, especially if high-lighted as design development progressed. Care was needed not to make the building appear to be an office building. Achieving an acceptable pedestrian scale would be a challenge. The design team should explore bestowing a distinctive character to the two portions of the building, creating a discernible “A,B” pattern ( with the east building then replicating in some fashion the “A” character).  The setting back of the mid-portion of the north façade of the smaller, east building was the right direction to go, but the treatment of the interstice between the building and its neighbor building to the north should be more strictly a planted landscape, not an amenity space (dog run) to accent the separation. Careful design of fenestration and use of quality materials in the façade treatments will help to make the massing work. (“High quality materials does not necessarily mean brick.”)
2. Relationships to the surrounding streets: While acknowledging that the two way slope (down from the north and the east) presented challenges for the corner where  the west building addressing the intersection of W. Thomas Street and 1st Avenue W., it did seem the right location for the main lobby, but would need careful attention to engage the two streets and the intersection. The Board felt that the experience of both buildings conveyed along W. Thomas Street was that of the structures placing their shoulders against the public realm. Enhance the pedestrian sidewalk experience and consider street furniture along W. Thomas Street. The relationship of the ground floor units above the sidewalk along Thomas Street seemed awkward. The symmetry and center setback of the east building was questioned: wouldn’t it be preferable to push the entire façade to the street?  
3. Interplay of proposed uses and their architectural expression at the street level: Comments in this regard were focused on the live/work units. The Board acknowledged that the units along Queen Anne Avenue N. and 1st Avenue W. might well have very different architectural flavoring, those on 1st Avenue W. being more residential in character. The live/work units proposed on Queen Anne Avenue N .needed to be real live/work, easily convertible,  if not actual retail/commercial spaces. Their design and relationship to the street should reflect this.
4. Entries: It was unclear from the plans provided in the Early Design Guidance packets how access was afforded to various live/work units. As noted above, the units along Queen Anne Avenue N. clearly needed further consideration of their relationship to the street, which would include accessibility. A ground floor setback at the Queen Anne corner with Thomas Street  The entry at the notch along 1st Avenue W. needed further high-lighting and careful detailing, as did the entry at the southwest corner of the building. The exterior amenity space shown at level 2 of the west building called out for greater connectivity to any interior amenity spaces, e.g. exercise room, kitchen/lounge area, that might be a part of the programming. 

DEVELOPMENT STANDARD DEPARTURES

Two departure requests were anticipated by the applicants.  The first was from SMC 23.47A.008.B.3 which requires that non-residential uses extend an average depth of at least 30 feet and a minimum depth of 15 feet from the street-level, street-facing façade and have a floor-to floor height of at least 13 feet. The applicants are proposing mezzanines within the proposed live/work units which would not provide the required depth, even though the floor-to-floor heights would be increased above the minimum required.  The second departure is take advantage of  Uptown Design Guideline CS2.IV.1 which allows for up to 3 feet of additional structure height for portions of buildings set back at least 6 feet from the street lot line in order to reduce the impact of the structure height on the sidewalk below as well as reduce the length of shadows over the street.

 The Board members present indicated they would be supportive of the departure requests.


DESIGN REVIEW GUIDELINES 

The priority Citywide and Uptown Neighborhood guidelines identified by the Board as Priority Guidelines are summarized below, while all guidelines remain applicable.  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-C	Topography
CS1-C-1. Land Form: Use natural topography and desirable landforms to inform project design.
CS1-C-2. Elevation Changes: Use the existing site topography when locating structures and open spaces on the site.

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-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-C	Relationship to the Block
CS2-C-1. Corner Sites: Corner sites can serve as gateways or focal points; both require careful detailing at the first three floors due to their high visibility from two or more streets and long distances.
CS2-D	Height, Bulk, and Scale
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.

Uptown Supplemental Guidance:
CS2-I	Responding to Site Characteristics
CS2-I-i. Pedestrian Character: Throughout Uptown new developments should, to the extent possible, be sited to further contribute to the neighborhood’s pedestrian character.
CS2-III	Corner Lots
CS2-III-i. Addressing the Corner: Generally, buildings within Uptown should meet the corner and not be set back. Building designs and treatments as well as any open space areas should address the corner and promote activity. Corner entrances are strongly encouraged, where feasible.
CS2-IV	Height, Bulk and Scale Compatibility
CS2-IV-i. Reducing Visual Bulk: Throughout Uptown, a departure would be supported for 3’ of additional height for projects that step back the top floor of the structure a minimum of 6’ from the street. This has the effect of reducing the impact of the structure height on the sidewalk below as well as reducing the length of shadows over the street. Where the Code regulates podium height, the additional 3’ applies to the podium.
CS2-IV-iii. Massing in the Uptown Urban Character Area: larger massing units and less modulation are appropriate, provided they are carefully designed, with quality materials.

CS3 Architectural Context and Character: Contribute to the architectural character of the neighborhood.
CS3-A	Emphasizing Positive Neighborhood Attributes
CS3-A-2. Contemporary Design: Explore how contemporary designs can contribute to the development of attractive new forms and architectural styles; as expressed through use of new materials or other means.

PUBLIC LIFE

PL1 Connectivity: Complement and contribute to the network of open spaces around the site and the connections among them.
PL1-B	Walkways and Connections
PL1-B-2. Pedestrian Volumes: Provide ample space for pedestrian flow and circulation, particularly in areas where there is already heavy pedestrian traffic or where the project is expected to add or attract pedestrians to the area.
PL1-B-3. Pedestrian Amenities: Opportunities for creating lively, pedestrian oriented open spaces to enliven the area and attract interest and interaction with the site and building should be considered.

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-3. Street-Level Transparency: Ensure transparency of street-level uses (for uses such as nonresidential uses or residential lobbies), where appropriate, by keeping views open into spaces behind walls or plantings, at corners, or along narrow passageways.

Uptown Supplemental Guidance:
PL2-II	Pedestrian Open Spaces and Entrances
PL2-II-iii. Pedestrian Experience: Throughout Uptown special attention to the pedestrian experience and street right-of-way should be given along pedestrian corridors as identified on the map (pg. v).
PL2-II-iv. Lighting: Throughout Uptown the use of a pedestrian-scaled street lamp within all character areas is encouraged. In addition, streetscape features such as street clocks and benches are encouraged in Heart of Uptown and Uptown Urban character areas.

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-3. Individual Entries: Ground-related housing should be scaled and detailed appropriately to provide for a more intimate type of entry.
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.
PL3-B	Residential Edges
PL3-B-3. Buildings with Live/Work Uses: Maintain active and transparent facades in the design of live/work residences. Design the first floor so it can be adapted to other commercial use as needed in the future.

PL4 Active Transportation: Incorporate design features that facilitate active forms of transportation such as walking, bicycling, and use of transit.
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


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-A	Massing
DC2-A-2. Reducing Perceived Mass: Use secondary architectural elements to reduce the perceived mass of larger projects.
DC2-B	Architectural and Facade Composition
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.
DC2-D	Scale and Texture
DC2-D-1. Human Scale: Incorporate architectural features, elements, and details that are of human scale into the building facades, entries, retaining walls, courtyards, and exterior spaces in a manner that is consistent with the overall architectural concept
DC2-D-2. Texture: Design the character of the building, as expressed in the form, scale, and materials, to strive for a fine-grained scale, or “texture,” particularly at the street level and other areas where pedestrians predominate.

Uptown Supplemental Guidance:
DC2-I	Architectural Context
DC2-I-i. Human-Scale Design: The Uptown Park and Heart of Uptown character districts prefer an architecture that emphasizes human scale and quality, detailing and materials, and that remains compatible with the existing community. 
DC2-III	Human Scale
DC2-III-i. Proportioned Design: Throughout Uptown human-scaled architecture is strongly preferred. Proportion should be provided by such components as the detail of windows, doorways, and entries. Appropriate scale and proportion may also be influenced by the selection of building materials.
DC2-III-ii. Reduce Visual Bulk: Architectural designs that create an impression of reduced size consistent with a pedestrian-oriented environment should be encouraged, especially in the Uptown Park and Heart of Uptown character areas.
DC2-III-iii. Weather Protection: The use of exterior canopies or other weather protection features is favored throughout the district for residential and commercial uses. Canopies should blend well with the building and surroundings, and present an inviting, less massive appearance.
DC2-III-iv. Integrated Exterior Features: Throughout Uptown size signs, exterior light fixtures, canopies and awnings to the scale of the building and the pedestrian. Signs that add creativity and individual expression to the design of storefronts are encouraged. Signs should be integrated into the overall design of the building. Signs that appear cluttered and detract from the quality of the building’s design are discouraged.


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-C	Lighting
DC4-C-2. Avoiding Glare: Design project lighting based upon the uses on and off site, taking care to provide illumination to serve building needs while avoiding off-site night glare and light pollution.

Uptown Supplemental Guidance:
DC4-III	Commercial Signage
DC4-III-i. Preferred Signage: Throughout Uptown tasteful signs designed for pedestrians (as opposed to passing vehicles) are preferred. Backlit signs, animated reader boards and similar signs are discouraged. Blade signs, wall-mounted signs, signs below awnings, and similar signs are preferred.


BOARD DIRECTION

At the conclusion of the Early Design Guidance  meeting, the Board recommended moving forward to MUP application.

The Board requested to see more vignettes that would reveal details and the character of street experience at the next meeting.

The recommendations summarized above were based on the design review packet for projects 3017667/3018170 dated Wednesday, September 03, 2014, and the materials shown and verbally described by the applicant at the Wednesday, September 03, 2014 Early Design Guidance meeting.
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