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Project Number:    3017926 
 
Address:    7530 15th Avenue Northwest  
 
Applicant:    Chris Jones of NK Architects 
 
Date of Meeting:  Monday, October 05, 2015 
 
Board Members Present: Ellen Cecil (chair) 
 Christopher Bell   
 Dale Kutzera 
   
Board Members Absent: Marc Angelillo  
 Keith Walzak 
 
DPD Staff Present: Carly Guillory, Land Use Planner 
 
 
SITE & VICINITY 
  
Site Zone: NC2-40 (Neighborhood Commercial) 
 
Nearby Zones: (North) NC2-40 
 (South) NC2-40 
 (East) SF 5000 (Single Family)  
 (West) NC2-40 
 
Lot Area:  35,800 square feet 
 
 Current Development: 
 
The subject site currently contains a variety of uses such as automotive repair, dry cleaning, a doughnut 
shop, and surface parking. Vehicular access is via 15th Avenue Northwest, a rapid ride bus stop is near the 
intersection with Northwest 75th Street, and a number of street trees line the avenue.  
  



Surrounding Development and Neighborhood Character: 
 
The 15th Avenue Northwest corridor between Northwest 77th and 75th Streets is predominately 
developed with single and two story service commercial uses such as automobile repair, a medical dental 
office, and hair salon.  15th Avenue Northwest is a five lane arterial with sidewalks, planter strips, and a 
number of curb cuts to surface parking lots. The single family structures abutting to the east are primarily 
one story in height, with wood cladding and pitched roofs. One block farther east lays Whittier 
Elementary School.  
  
Access: 
 
Access to the existing uses is via a number of curb cuts on 15th Avenue Northwest. The proposal includes 
one curb cut on 15th Avenue Northwest.  
  
Environmentally Critical Areas: 
 
None.  
  
PROJECT DESCRIPTION 
 
Early Design Guidance application to construct 22 live/work units and 31 townhouses, some at grade and 
some over parking podium for 55 cars. Existing structures to be demolished. 
  

 EARLY DESIGN GUIDANCE  November 17, 2014  

The packet includes materials presented at the meeting, and is available online by entering the project 
number (3017926) 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 architect presented three design options. Each proposed a mix of live-work units along 15th Avenue 
Northwest, townhouse units behind, and on-site vehicular parking.  
 
Concept One was identified as the code compliant option, and included 20 live-work units fronting 15th 
Avenue Northwest, 20 townhouse units behind, and one-car garages for 19 units with access via two curb 
cuts on 15th Avenue Northwest. The packet illustrated an Exceptional tree in the unopened right-of-way 
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abutting to the east. This concept proposed preservation of the tree by keeping the structures outside 
the drip line.   
 
Concept Two offered 19 live/work units, 12 more townhouse units, and parking for 56 cars with one curb 
cut. The shared interior courtyards and two pedestrian entrances would provide access for pedestrians. 
Three of the townhouse structures were located on top of the garage podium. No departures were 
proposed with this concept. Structure was proposed within the drip line of the Exceptional tree, which 
may compromise the health of the tree.  
 
Concept Three proposed a mix of uses similar to Concept Two. The architect described small townhouse 
structures, and three-story live-work units along the street. The pedestrian courtyard along 15th Avenue 
Northwest was increased in size, and one curb cut was proposed mid-site. Amenity areas bordered the 
east property lines adjacent the single-family structures, and structures pierced the drip line of the 
Exceptional tree. The applicant noted that the townhouse facing Northwest 75th Street and abutting SF 
5000 to the east is ten-feet shorter than the live-work units along 15th Avenue Northwest.  
  
PUBLIC COMMENT 
 
The following comments were expressed at and before the Early Design Guidance meeting: 
 

• Encouraged adequate landscaping and the retention of the Exceptional tree; 
• Encouraged variety in the massing to allow for natural light;  
• Supported corridors between the townhouse structures;  
• Encouraged screening to provide privacy between the development and adjacent uses, 

particularly in relation to the roof decks;  
• Concerned about the noise from mechanical equipment, and encouraged adequate screening 

with landscape;  
• Concerned about the loss of views of the Olympic Mountains to the west;  
• Noted the location of the bus stop, and suggested retaining its location;  
• Noted the narrow width of the existing sidewalk on 15th Avenue Northwest, and encouraged a 

design that widens and enhances the sidewalk for pedestrian safety;  
• Encouraged enhancement of the streetscape through the use of secondary architectural features 

and landscaping;  
• Noted the visibility of the east facades, and encouraged a design that ensures all facades are 

attractive and well-proportioned; 
• Encouraged the use of durable and attractive materials that are climate appropriate; 
• Noted the adjacent zone transition, and encouraged design that will transition from commercial 

to residential to the east; 
• Noted the proximity of various schools, including Whittier Elementary School two blocks to the 

east, and expressed concern regarding the interaction of uses along Northwest 75th Street;  
• Noted the existence of trees other than those shown in the packet; 
• Supported commercial uses along 15th Avenue Northwest; 
• Encouraged vehicular access from 15th Avenue Northwest;  
• Noted the evolving nature of the neighborhood;  
• Encouraged design and site planning to minimize the disruption of privacy and outdoor activities 

of the adjacent development to the east;  
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• Encouraged use of lush landscaping along the east property line to provide a buffer; and  
• Suggested the corner of 15th Avenue Northwest and Northwest 75th Street be designed as a 

gateway to the neighborhood, providing extra space for pedestrians and careful detailing.  
 

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.   
 
 EARLY DESIGN GUIDANCE  November 17, 2014 
 
1. Massing. The Board agreed that Concept Three proposed the best response to the site considering 

the context and adjacent development. Smaller townhouse structures were preferred to a large 
apartment structure, as they allow for greater breaks in the massing.  

a. The Board agreed that the design should minimize shading on adjacent sites through the 
placement and/or design of structures on site. The Board supported the scale of the 
townhouse structures of Concept Three, particularly the space between each to allow for 
maximum daylight for interior and exterior spaces. (CS1-B, CS2-D, CS3-A) 

b. The Board recommended that the project be arranged to reduce perceived height, bulk, and 
scale by providing a step between the proposed development and adjacent single family 
structures to the east. (CS2-A, CS2-D) 

c. The Board discussed the existing character of 15th Avenue Northwest and Northwest 75th 
Street, agreeing that 15th functions as a commercial street with high degree of vehicular 
traffic, and 75th functions as a residential street, providing access to the adjacent single family 
homes and elementary school. The Board recommended the development evaluate these 
characteristics and provide a design that responds appropriately (CS2-A, CS2-D).   

d. The Board discussed the relationship of the proposal to the adjacent single family structures 
to the east, and recommended the project create an appropriate transition or complement 
through the use of design and site planning techniques, such as setbacks, window placement, 
landscaping, and/or fencing. The Board requested that a window study be included in the 
Recommendation packet. This study shall describe the relationship of the project’s window 
placement relative to those of the single family development to the east.  (CS1-B, CS2-D, CS3-
A) 

e. The Board recommended that the proposal respond appropriately to the single family 
development to the east through the use of landscaping, buffering, screening, and/or other 
design techniques (CS2-D, CS3-A).  

f. The Board agreed privacy is an important consideration, and should inform the design of the 
project. The Board requested that information related to any proposed decks along the east 
façade be detailed in the Recommendation packet. (CS2-D) 

g. The Board requested that a detailed sunlight/shadow study be included in the 
Recommendation packet. (CS1-B, CS2-D) 

 
2. Street Level Interaction. 15th Avenue Northwest and Northwest 75th Street offer distinct pedestrian 

characters: one strongly vehicular, the other pedestrian, respectively. The Board agreed that each 
street façade be designed to respond appropriately.  
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a. The existing sidewalk along 15th Avenue Northwest appears rather narrow. The Board 
recommended evaluation of the sidewalk width, and encouraged a design that will enhance 
the pedestrian experience. (CS2, PL1-A, PL1-B, PL2-A) 

b. 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. The Board 
requested that detailed information describing the pedestrian courtyard be included in the 
Recommendation packet. Visible access to the building entries should be provided. (PL1-B).  

c. The Board discussed the character of 15th Avenue Northwest, and accessibility for alternative 
modes of transportation. The Board recommended the inclusion of bicycle racks along the 
street for commercial customers. (PL4-B) 

d. The live/work units proposed along 15th Avenue Northwest were discussed; the Board 
recommended these units provide transparency at the street-level. Encourage transparency. 
The first floor should be designed so it can be adapted to other commercial use as needed in 
the future. (PL2-B, PL3-B) 

e. The Board recommended that on-site pedestrian walkways be connected with existing public 
and private pedestrian infrastructure, thereby supporting pedestrian connections within and 
outside the project. (PL1-B, PL2-B) 

 
3. Design Concept: With support for the conceptual massing scheme of Concept Three, the Board 

discussed the importance of developing an architectural concept that is unified and functional, fitting 
in well with its surroundings, and encouraging human interaction and activity at the street-level. (PL3, 
DC2)  

a. The Board liked the number of parking spaces proposed, and discussed the potential visual 
impacts created by the proposed parking podium. The Board requested details of the parking 
podium be included in the Recommendation packet. Below grade parking was encouraged. 
(CS2-D, PL3-A, DC1-B, DC1-C, DC4-A) 

b. The west, south, and east facades will be highly visible; therefore, the Board recommended 
that all facades be designed considering the composition and architectural expression of the 
building as a whole. Large blank walls should be avoided, and durable, maintainable materials 
should be used. (DC2-B, DC4-A).  

c. The Board discussed the Exceptional tree to the east, and agreed it should be preserved. The 
Board recommended a design of the building and open space to contribute to or create a 
sense of place; evaluation should be given to the tree relative to how it may frame views of 
architecture or other prominent features. The Board requested that recommendation from 
an arborist be included in the Recommendation packet. (CS1-D, CS2-A, CS2-B)  

d. The intersection of 15th Avenue Northwest and Northwest 75th Street provides a highly visible 
corner for the subject site. The Board agreed that careful detailing at the first three levels is 
important. (CS2-B, CS2-C, CS3-A) 

 

 RECOMMENDATION  October 5, 2015  

PUBLIC COMMENT  
 
The following public comments were expressed at the Recommendation meeting:  
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• Concerned about the plant choice along the east property line. Prefers large trees and/or plants 
to preserve privacy.  

• Concerned about drainage from site to abutting properties.  
• Concerned about trash located on the narrow sidewalk of 15th Ave NW.  
• Encouraged flexibility in the design such that the live/work spaces could be converted to 

commercial only.  
• Supported the driveway on 15th Ave NW, finding it preferable to NW 75th St.  
• Encouraged an underground garage to reduce the height of the project.  
• Concerned about the concrete wall along the east property line, finding it imposing over the 

single family development to the east.  
 
RECOMMENDATION  October 5, 2015 
 

1. Site Planning and Public Realm.  
a. Live/work units are proposed along 15th Ave NW. The Board agreed the ground level spaces 

are designed with flexibility for future conversion to commercial/retail spaces. The Board 
supported live/work units at this location.  

b. In discussing the flexibility of the ground level space, the Board questioned the ability of the 
corner live/work unit (at the intersection of 15th and 75th) to combine with other spaces in 
the future. The Board recommended careful attention and planning of the ground level 
spaces to ensure flexibility. (PL1-B, PL2-B) 

c. The Board noted that the building appears to step up with the existing topography of the 
site, resulting in an increase in perceived height, bulk, and scale. The Board discussed the 
feasibility of depressing the structure into the ground, particularly at the northeast portion of 
the site and agreed there may be an impact on circulation and accessibility within the site. 
The Board recommended submittal of a study exploring this condition and reducing the 
perceived height (at the east portion of the site) as much as possible. (DC1-C, DC2-A) 

d. The Board supported the breaking up of the mass, and was pleased to see a generous 
setback along the east property line at the northeast portion of the site. Despite the setback 
at the east property line, however, the Board expressed concern about the large concrete 
wall facing the single family development to the east. The Board encouraged the applicant to 
continue working with the neighbors to select planting materials and/or other architectural 
solution to soften the wall and reduce perceived height. (CS2-D, DC2-A, DC2-B, DC4-D) 
 

2. Architectural Concept. 
a. Brick is proposed at the ground level along 15th Ave NW and wraps the corner to the 

south elevation (along NW 75th). The Board supported the use of brick at the ground level 
and recommended it remain as shown in the Recommendation packet. (DC4-A) 

b. Interlocking with the brick at the ground level are projecting structural building 
overhangs clad in cedar siding. The Board supported these bays, and their arrangement 
with the brick below. (DC4-A) 

c. The structural building overhangs along 15th are treated with white vinyl windows. The 
Board agreed the amount of glazing clearly articulated the residential use on the second 
and third floors, while the storefront windows on the ground floor communicated a 
commercial language. (DC4-A) 
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d. Rooftop terraces and decks face east toward single family development. To increase 
privacy, the Board recommended placing landscaping planters along the east parapet of 
each building. (PL3-B) 

 
DESIGN REVIEW GUIDELINES  
 
The priority Citywide and 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-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-1. On-Site Features: Incorporate on-site natural habitats and landscape elements into 
project design and connect those features to existing networks of open spaces and natural 
habitats wherever possible. Consider relocating significant trees and vegetation if retention is not 
feasible. 
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. 
 

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-2. Architectural Presence: Evaluate the degree of visibility or architectural presence that is 
appropriate or desired given the context, and design accordingly. 

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-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. 
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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 
 
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-1. Pedestrian Infrastructure: Connect on-site pedestrian walkways with existing public and 
private pedestrian infrastructure, thereby supporting pedestrian connections within and outside 
the project. 
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. 

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. 
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. 

 
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-2. Common Entries: Multi-story residential buildings need to provide privacy and security 
for residents but also be welcoming and identifiable to visitors. 
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-1. Security and Privacy: Provide security and privacy for residential buildings through the 
use of a buffer or semi-private space between the development and the street or neighboring 
buildings. 
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 Planning Ahead for Bicyclists 
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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. 

PL4-C Planning Ahead For Transit 
PL4-C-2. On-site Transit Stops: If a transit stop is located onsite, design project-related 
pedestrian improvements and amenities so that they complement any amenities provided for 
transit riders. 

 
DESIGN CONCEPT 

 
DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site. 
DC1-B Vehicular Access and Circulation 

DC1-B-1. Access Location and Design: Choose locations for vehicular access, service uses, and 
delivery areas that minimize conflict between vehicles and non-motorists wherever possible. 
Emphasize use of the sidewalk for pedestrians, and create safe and attractive conditions for 
pedestrians, bicyclists, and drivers. 

DC1-C Parking and Service Uses 
DC1-C-1. Below-Grade Parking: Locate parking below grade wherever possible. Where a surface 
parking lot is the only alternative, locate the parking in rear or side yards, or on lower or less 
visible portions of the site. 
DC1-C-2. Visual Impacts: Reduce the visual impacts of parking lots, parking structures, entrances, 
and related signs and equipment as much as possible. 
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-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-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. 

 
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.  

DC4-D Trees, Landscape, and Hardscape Materials 
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DC4-D-1. Choice of Plant Materials: Reinforce the overall architectural and open space design 
concepts through the selection of landscape materials. 
DC4-D-3. Long Range Planning: Select plants that upon maturity will be of appropriate size, scale, 
and shape to contribute to the site as intended. 

 
DEVELOPMENT STANDARD DEPARTURES 
The Board’s recommendation on the requested departure(s) will be based on the departure’s potential to 
help the project better meet these design guidelines priorities and achieve a better overall project 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 Recommendation the following departures were requested: 
 

1. Structural Building Overhangs (SMC 23.53.035.B.6.):  The Code requires that 50% of the area of 
all vertical surfaces of the structural building overhang be glazed.  The applicant proposes a 
reduction in this requirement to 40% of the vertical surface along 15th Ave NW and 33.6% along 
NW 75th St.  

 
The Board unanimously voted in support for the departure. The bays project from the structure two-
feet: the Board noted that adding additional glazing would negatively impact the privacy of adjacent 
units and negatively contribute to the architectural concept of the west elevations. (DC2-B, DC3-A)    

 
2. Live-Work Uses in Pedestrian Zones (SMC 23.47A.004.G.2.):  The Code allows a maximum of 

20% of the street-level street-facing façade to contain residential uses along a principal 
pedestrian street. The applicant proposes that live-work units occupy 86% of the street-level 
street-facing façade along 15th Ave NW.  

 
The Board unanimously voted in support for the departure, agreeing the neighborhood is in 
transition, and live-work units are an appropriate response for the context. Furthermore, the Board 
agreed the units are designed with flexibility to convert to commercial in the future if needed. (PL1-B, 
PL2-B, PL3-B) 

 
3. Rooftop Features (SMC 23.47A.012.C.7.):  The Code requires non-firewall parapets to be at least 

10-feet from the north edge of the roof unless demonstrated that they will not shade property to 
the north on January 21st at noon more than would a structure built to maximum permitted 
height and FAR. The applicant proposes a parapet along the north edge of the roof.  

 
The Board unanimously voted in support for the departure. The Board agreed that the setback along 
the north property line resulted in achieved the goal of lessening shadow impacts and increasing light 
and air to the north. Furthermore, the continuous parapet contributes to the consistency of the 
architectural concept and façade composition. (CS1-B, DC2-B) 
 
4. Parking Access (SMC 23.47A.032.A.2.a.):  The Code requires vehicular access to be provided 

from a street that is not a principal pedestrian street.  The applicant proposes vehicular access 
from 15th Ave NW, a principal pedestrian street.  

 
The Board unanimously voted in support for the departure. The Board discussed the existing 
character of 15th Avenue Northwest and Northwest 75th Street, agreeing that 15th functions as a 
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commercial street with high degree of vehicular traffic, and 75th functions as a residential street, 
providing access to the adjacent single family homes and elementary school. The Board agreed that 
vehicular access on 15th provides a better response to the existing context and minimizes conflict 
between vehicles and non-motorists. (DC1-C)  

 
BOARD DIRECTION 
 
The recommendation summarized above was based on the design review packet dated Monday, October 
05, 2015, and the materials shown and verbally described by the applicant at the Monday, October 05, 
2015 Design Recommendation meeting.  After considering the site and context, hearing public comment, 
reconsidering the previously identified design priorities and reviewing the materials, the three Design 
Review Board members recommended APPROVAL of the subject design and departures with no 
conditions. 
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