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Project Number:    3018022 
 
Address:    513 1st Ave N 
 
Applicant:     Matthew Kirkpatrick, Soltera Design  
 
Date of Meeting:  Wednesday, July 15, 2015 
 
Board Members Present: Boyd Pickrell (Chair) 
 Christine Harrington 
 Kate Idziorek 
 Homero Nishiwaki  
 Janet Stephenson 
 
Board Members Absent: None 
 
DPD Staff Present: BreAnne McConkie, Land Use Planner 
 
 
SITE & VICINITY  
Site Zone: Neighborhood Commercial 3, 

Pedestrian Designation 40’ height limit 
(NC3P-40) – (applicant is proposing to 
rezone the site to NCP3-65’) 

 
Nearby Zones: (North) NC3P-40 
 (South) NC3P-40 
 (East) NC3P-65  
 (West) NC3P-40 
 
Lot Area:  14,400 square feet (sq. ft.) 
 
Current Development: 
 
The site contains a one story masonry building with 
three retail storefronts.  
 



Surrounding Development and Neighborhood Character: 
 
The site is located midblock on 1st Ave N, between Mercer St. and Republican St. and is less than 
one block northwest of the Seattle Center. 1st Ave N is identified as a Main Street Commercial 
Corridor in the Uptown Design Guidelines, characterized by a mix of small shops and a 
pedestrian oriented streetscape. 
 
The site is located in the heart of the Uptown Character Neighborhood, an area defined by 
smaller retail establishments and restaurants as well as some 1920s and 1930s era brick 
apartment structures, and larger scaled contemporary mixed-use development like the Expo 
(located across the street from the site). This area is considered the vibrant core to the Uptown 
Neighborhood and is an active node with a focus on pedestrians and transit riders. 
  
The project site is flanked by traditional 1920’s/30’s era brick structures, the Inn at Queen Anne 
to the south and the Gordon Apartments to the North. West of the site is a surface parking lot 
and one story brick retail structure, separated by an alley that abuts the project site.  
 
Access: 
 
Vehicle access to the site is proposed from the adjacent alley to the west. Pedestrian access is 
proposed from 1st Ave N.  
  
Environmentally Critical Areas: 
 
There are no mapped Environmentally Critical Areas onsite.  
  
PROJECT DESCRIPTION 
 
The applicant is proposing to build a 6-story, 92 unit apartment building. Parking for 45 vehicles 
to be provided. Existing structure to be demolished. Project includes rezone to NC3P-65.  
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The packet includes materials presented at the meeting, and is available online by entering the 
project number at the following website: 
http://www.seattle.gov/dpd/aboutus/news/events/DesignReview/SearchPastReviews/default.a
spx 
 
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 
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Email: PRC@seattle.gov 

 
DESIGN DEVELOPMENT 
 
At the first Early Design Guidance meeting, the applicant provided six schemes for the public 
and Board’s consideration. Three of the options presented included a four story massing 
compliant in regards to height with the existing NCP3-40’ zoning. The other three options 
featured a six story massing, compliant in regards to height with the proposed rezone of the site 
to NCP3-65’. While there were six total massing options, the only distinguishing feature between 
half of the concepts was height. For this purpose, the applicant referred to the options as Option 
1 (40’) and Option 1 (65’), Option 2 (40’) and Option 2 (65’), and Option 3 (40’) and Option 3 
(65’).    
 
All options presented a similar programming model with ground floor retail oriented to 1st Ave 
N, a recessed open air entry hall accessed from 1st Ave N, a basement retail space open to the 
public featuring a “living” planted moss wall, and residential units at levels two through four and 
two through six, respectively.  
 
The 40’ and 65’ massing for Option One both maximized the building envelopes with minimal 
setbacks. Option One (40’) included a setback at the top level along the street facing façade. 
Option One (65’) included a setback at the top two stories along the street facing façade and the 
south façade.  
 
The 40’ and 65’ massing for Option Two were also very similar, with height as the only major 
differentiating feature. The massing included a U-shaped, courtyard layout oriented toward 1st 
Ave N. The open air entry was located in the center of the site with and flanked by commercial 
space on both sides of the entry. 
 
Option Three was the applicant’s preferred option. The massing for the 40’ and 65’ options were 
also very similar with height as the only major differentiating feature. The massing for these 
options featured two larger rectangular volumes oriented north-south connected by an exterior 
walkway at the upper levels. Like the previous options, the open air entry was located in the 
center of the site with and flanked by commercial space on both sides. Commercial space and 
amenity was also proposed in the basement.  
 
PUBLIC COMMENT 
 
At the EDG meeting, members of the public were present and one speaker provided comments 
and raised the following issues:  
 

• Described the neighborhood context as eclectic and evolving. 
• Expressed support for the project and encouraged more development and density in the 

area similar to what was being proposed. 
• Stated this project would set a precedent for new development in Uptown. 
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• Expressed support of the proposed rezone height and noted that additional height 
beyond 65’ would be supported. 

 
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.   
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1. Massing & Relationship to Adjacent Development: At EDG, the Board expressed concern 

with the proposed massing and siting of the options presented stating that the applicant’s 
preferred option was internally focused, pushing the bulk and mass outwards. This resulted 
in a larger perceived mass from the public realm and blank walls along the north and south 
facades.  
 
The Board discussed the possibility of alternative massing options including an asymmetrical 
T-shaped building to combine both benefits of the applicant’s preferred option while 
benefiting the neighboring buildings. The Board noted that while they supported the goals of 
the applicant’s preferred option, the onus was on the applicant to demonstrate why it is the 
best alternative and how it best meets the design guidelines. The Board also recognized 
while there are several options for different massing, there is also precedence in the area of 
how to address blank walls.  
 

a. The Board directed the applicant to explore other massing alternatives including but 
not limited to an I-, C-, or T-shape plan and to look at historic and contemporary 
precedence in the area.  (CS2-C-2, CS3-A-4, CS3-I-I, DC2-III-ii) 

b. The Board expressed concern with how the building responded to the adjacent 
development to the north and south. For the next meeting, the applicant should 
explore opportunities for additional relief along the north and south façade and look 
at how negative spaces between buildings could help the proposal to better relate to 
the neighboring properties. (CS1-B-2, CS2-D-1, CS2-D-5)  

c. The applicant should provide additional study and information on the existing 
conditions of the adjacent development, including setbacks, openings, and datum 
lines. (CS1-B-2, CS2-D-5) 

d. For the next meeting, the applicant should further develop conceptual treatment of 
any proposed blank facades and look at both precedence and innovative solutions for 
how to address blank wall conditions.  (DC1-II-ii, DC2-B-2) 

e. The Board expressed unanimous support for the project goals of sustainability and 
directed the applicant to pursue and incorporate those goals into the next iteration 
of the design, stating this was an opportunity to set a new sustainable design 
precedent in the neighborhood. (CS3-A-4) 

f. The Board noted that they would support an asymmetrical option. (CS3-A-4, DC2-III-
ii) 
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2. Entries/Access & Security 
a. The Board expressed support for the open-air internal lobby concept presented at 

EDG but noted that safety and security issues would be critical for the entry concept 
to be successful. For the next meeting, the Board directed the applicant to develop 
and provide a strong strategy for managing security while also creating an inviting 
entry and space that will draw people deeper into the building. (PL2-B-1,2,&3, PL2-II-
iii, DC2-III-iv) 

b. The Board noted that the bicycle parking in the basement would be difficult to access 
and directed the applicant to incorporate design features for easy access and 
maneuvering such as a bike funnel in the entry stair. For the next meeting, the Board 
requested additional information on the bicycle entry sequence. (PL4-B-2)  

c. The Board requested additional information on circulation and entries for both the 
residential and commercial uses. (CS2-II-iv, PL2-B-3, PL2-C-1, PL3-I-I, DC2-III-iii, DC2-
III-iv, DC4-III-i) 

d. The Board requested a circulation plan/diagram for general move-in/move-out 
strategy. (CS2-B-2) 
 

3. Pedestrian Realm, Streetscape & Uses 
a. The Board expressed general support for how the proposal responded to the 

pedestrian realm and streetscape and encouraged more generous setbacks at grade 
to accommodate additional sidewalk width and right-of-way landscaping. (CS2-B-2, 
CS2-I-I, CS2-II-iii, CS2-II-iv, PL2-II-iii) 

b. The Board strongly encouraged the applicant to reference the lighting standard for 
Uptown. (PL2-II-iv, PL2-B-2) 

c. The Board expressed support for the small, individualized retail presented in the 
applicant’s options. More porosity should be included at the ground level and retail 
entries should relate to the street and not just the interior connection. (PL3-I-I, DC4-
III-I, PL2-B-3) 
 

4. Architectural Character 
a. The Board expressed general support for the architectural character imagery and 

materials/landscaping inspiration shown in the packet and directed the applicant to 
further develop the architectural concept for the next EDG meeting. (DC4-A-1, DC4-
A-2, DC2-D-1, DC2-D-2) 

b. The Board noted that materials and façade treatments would be critical to the 
success of the simple massing and directed the applicant to explore texture and 
variety in the materials to create interest. For the next meeting, the applicant should 
include conceptual sketches of material character and application, showing how the 
façade will be treated. (DC4-A-1, DC4-A-2) 

c. Massing for rooftop large mechanical equipment and elevator overruns should be 
included in the massing options.  
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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. 

 
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-2. Mid-Block Sites: Look to the uses and scales of adjacent buildings for clues 
about how to design a mid-block building. Continue a strong street-edge and respond to 
datum lines of adjacent buildings at the first three floors. 

CS2-D Height, Bulk, and Scale 
CS2-D-1. Existing Development and Zoning: Review the height, bulk, and scale of 
neighboring buildings as well as the scale of development anticipated by zoning for the 
area to determine an appropriate complement and/or transition. 
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-II Streetscape Compatibility 
CS2-II-iii. Uptown Urban Area: In the Uptown Urban and Heart of Uptown character 
areas, encourage streetscapes that respond to unique conditions created by Seattle 
Center. Encourage wide sidewalks to accommodate high pedestrian volumes during 
event times, and create safe, wellmarked crossings at entrances to the Center. 
Streetscape furniture and landscaping should be sited and designed to accommodate the 
flow of event crowds. Buildings on and adjacent to the Seattle Center campus should be 
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sited to create relationships and connections between the Center and surrounding 
Uptown neighborhoods. 
CS2-II-iv. Uptown Heart Area: In the Heart of Uptown character area new development 
should provide when possible: a widened sidewalk through additional building setback at 
street level; or retail façade design with panels, sliding doors or other features that allow 
generous openings to the street. 
 

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. 

 
Uptown Supplemental Guidance: 
CS3-I Architectural Context 

CS3-I-i. Historic Continuity: The Uptown Park character area emphasizes the notion of 
historic continuity—the relationship of built structures over time. This relationship 
encourages diversity of styles within a coherent whole, reinforcing the key elements of 
noteworthy buildings. 
 

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. 
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. 

PL2-C Weather Protection 
PL2-C-1. Locations and Coverage: Overhead weather protection is encouraged and 
should be located at or near uses that generate pedestrian activity such as entries, retail 
uses, and transit stops. 
 

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). 
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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. 
Uptown Supplemental Guidance: 
PL3-I Human Activity 

Pl3-I-i. Active, Customer-oriented Retail Storefronts: A top priority within the Heart of 
Uptown character area is to promote active, customer-oriented retail storefronts at 
street level. The ground floor of buildings in this character area should help create the 
most active and vibrant street environment in Uptown. A variety of narrower store-front 
shops are preferred to wide continuous single storefronts. 

 
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 

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 

 
Uptown Supplemental Guidance: 
DC1-II Blank Walls 

DC1-II-ii. Artistic/Decorative Surfacing: In the Uptown Urban and Heart of Uptown 
character areas artwork and decorative surfacing may provide an alternative wall 
treatment to landscaping in some locations. However, painted murals are the least 
preferred solution to larger wall areas in Uptown. 
 

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-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. 
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Uptown Supplemental Guidance: 
DC2-III Human Scale 

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-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.  
 

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. 

 
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 FIRST Early Design Guidance no departures were identified.  
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RECOMMENDATIONS 
 
BOARD DIRECTION 
 
At the conclusion of the First Early Design Guidance meeting, the Board recommended the 
project return for another meeting in response to the guidance provided.  
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