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Board Members Absent: Boyd Pickrell

DPD Staff Present: Holly J. Godard
SITE & VICINITY
Site Zone: Seattle Mixed 125 and Industrial Commercial 45 (SM-125, IC-45)

Nearby Zones: (North) Industrial Commercial 45 (1C-45)
(South) Seattle Mixed 125 (SM-125)
(East) Industrial Commercial 45 (IC-45)
(West) Seattle Mixed 125 (SM-125)

Lot Area: 35,661 square feet ' S




Current Development:

Currently there is a surface parking lot and office building on the site.

Surrounding Development and Neighborhood Character:

The surrounding development is predominantly biomedical laboratory/office research, office
uses, and hotel. The landmarked Lake Union Steam Plant is nearby. I-5, Washington State
Department of Transportation property, borders the project to the southwest.

Access:

Access is available via Eastlake Avenue East and East Nelson Place.

Environmentally Critical Areas:

Steep slope Environmentally Critical Areas are mapped at the site.

PROJECT DESCRIPTION

The applicant is proposing a ten (10) story laboratory research and office building with
approximately 10,000 square feet of ground floor retail and underground parking for
approximately 500 vehicles.
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The packet includes materials presented at the meeting, and is available online by entering the
project number (3020264) at this website:

http://www.seattle.gov/dpd/Planning/Design Review Program/Project Reviews/Reports/defa
ult.asp.

The packet is also available to view in the file, by contacting the Public Resource Center at DPD:

Mailing Public Resource Center
Address: 700 Fifth Ave., Suite 2000
P.O. Box 34019

Seattle, WA 98124-4019

Email: PRC@seattle.gov

PUBLIC COMMENT

No members of the public were present at the meeting.
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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

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-E Water

CS1-E-1. Natural Water Features: If the site includes any natural water features, consider
ways to incorporate them into project design, where feasible

CS1-E-2. Adding Interest with Project Drainage: Use project drainage systems as
opportunities to add interest to the site through water-related design elements.

South Lake Union Supplemental Guidance:

CS1-1

Responding To Site Characteristics

CS1-1-i. Sustainable Design: New development is encouraged to take advantage of site
configuration to accomplish sustainability goals. The Board is generally willing to
recommend departures from development standards if they are needed to achieve
sustainable design. Refer to the Leadership in Energy and Environmental Design* (LEED)
manual which provides additional information.

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-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-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.

South Lake Union Supplemental Guidance:

Cs2-1

Responding to Site Characteristics
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CS2-l-ii. Shadows: Minimize shadow impacts to Cascade Park.

CS3 Architectural Context and Character: Contribute to the architectural character of the

neighborhood.

CS3-B Local History and Culture
CS3-B-1. Placemaking: Explore the history of the site and neighborhood as a potential
placemaking opportunity. Look for historical and cultural significance, using
neighborhood groups and archives as resources.

At the Early Design Guidance meeting the Board discussed how the context was unique in that
the change of zoning from Seattle Mixed 125 to Industrial Commercial 45 at the centerline of East
Nelson Place was a dramatic zone edge that may require a dramatic building response. A
significant building, gateway-style, is warranted at this location. The Board noted that Eastlake
Avenue East is becoming an active pedestrian zone. The proximity of I-5 is also a meaningful site
influence requiring a building response which should be a sculptural form that is readable at high
vehicle speeds -- and slow speeds. The Board directed the applicant to take these zoning,
contextual, and edge conditions into account as they develop the building design.

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.

South Lake Union Supplemental Guidance:

PL1-1 Human Activity
PL1-l-i. Open Connections: Keep neighborhood connections open, and discourage closed
campuses.
PL1-I-ii. Pedestrian Network: Reinforce pedestrian connections both within the
neighborhood and to other adjacent neighborhoods. Transportation infrastructure
should be designed with adjacent sidewalks, as development occurs to enhance
pedestrian connectivity.
PL1-I-iii. Lighting: Design for a network of safe and well-lit connections to encourage
human activity and link existing high activity areas.
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PL2 Walkability: Create a safe and comfortable walking environment that is easy to navigate
and well-connected to existing pedestrian walkways and features.

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.

PL2-C-2. Design Integration: Integrate weather protection, gutters and downspouts into
the design of the structure as a whole, and ensure that it also relates well to neighboring
buildings in design, coverage, or other features.

PL2-C-3. People-Friendly Spaces: Create an artful and people-friendly space beneath
building.

South Lake Union Supplemental Guidance:

PL2-1I

Personal Safety and Security
PL2-1l-i. All-Day Activity: Enhance public safety throughout the neighborhood to foster
18- hour public activity. Methods to consider are:
a. enhanced pedestrian and street lighting;
b. well-designed public spaces that are defensively designed with clear sight lines
and opportunities for eyes on the street.

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-C

PL3-A-1. Design Objectives: Design primary entries to be obvious, identifiable, and
distinctive with clear lines of sight and lobbies visually connected to the street.

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.

Retail Edges

PL3-C-1. Porous Edge: Engage passersby with opportunities to interact visually with the
building interior using glazing and transparency. Create multiple entries where possible
and make a physical and visual connection between people on the sidewalk and retail
activities in the building.

PL3-C-2. Visibility: Maximize visibility into the building interior and merchandise displays.
Consider fully operational glazed wall-sized doors that can be completely opened to the
street, increased height in lobbies, and/or special lighting for displays.

PL3-C-3. Ancillary Activities: Allow space for activities such as sidewalk vending, seating,
and restaurant dining to occur. Consider setting structures back from the street or
incorporating space in the project design into which retail uses can extend.

South Lake Union Supplemental Guidance:

PL3-I

Streetscape Compatibility
PL3-I-i. Retail Location: Where appropriate, consider a reduction in the required amount
of commercial and retail space at the ground level, such as in transition zones between
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commercial and residential areas. Place retail in areas that are conducive to the use and
will be successful.

PL3-1l Human Activity
PL3-ll-i. Public/Private Transition: Create graceful transitions at the streetscape level
between the public and private uses.
PL3-ll-iii. Coordinate Retail/Pedestrian Activity: Reinforce retail concentrations with
compatible spaces that encourage pedestrian activity.

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-1. Early Planning: Consider existing and future bicycle traffic to and through the
site early in the process so that access and connections are integrated into the project
along with other modes of travel.
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-B-3. Bike Connections: Facilitate connections to bicycle trails and infrastructure
around and beyond the project.

PL4-C Planning Ahead For Transit
PL4-C-1. Influence on Project Design: Identify how a transit stop (planned or built)
adjacent to or near the site may influence project design, provide opportunities for
placemaking.
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.
PL4-C-3. Transit Connections: Where no transit stops are on or adjacent to the site,
identify where the nearest transit stops and pedestrian routes are and include design
features and connections within the project design as appropriate.

The Board directed the applicant to design for a quality pedestrian experience at the building
entry and at the proposed East Nelson Place open space. Opportunities for the public to enter
the building lobby for retail and restaurants should be provided. The public experience should
be recognizable as welcoming and easily identified. The entry should feel like a commercial
enterprise and avoid feeling and looking like an institutional entry. The entry sequence should
be intuitive and allow for building occupants and the public to mix easily. Late night building
users should be accommodated in the same commercial area.

The East Nelson Place open space should have a variety of levels available to the public and
should be easily accessible. The sidewalk edge should ease into the open space concept. There
should be an accessible and recognizable hierarchy of higher levels to access territorial views.
Where possible, the access should be porous with the neighboring buildings. Human activity
should be encouraged for the local office personnel and for the public.
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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.

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

DC2-B

DC2-C

DC2-D

DC2-E

Massing

DC2-A-1. Site Characteristics and Uses: Arrange the mass of the building taking into
consideration the characteristics of the site and the proposed uses of the building and its
open space.

DC2-A-2. Reducing Perceived Mass: Use secondary architectural elements to reduce the
perceived mass of larger projects.

Architectural and Facade Composition

DC2-B-1. Fagade 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 fagades 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.

Secondary Architectural Features

DC2-C-1. Visual Depth and Interest: Add depth to facades where appropriate by
incorporating balconies, canopies, awnings, decks, or other secondary elements into the
facade design. Add detailing at the street level in order to create interest for the
pedestrian and encourage active street life and window shopping (in retail areas).
DC2-C-2. Dual Purpose Elements: Consider architectural features that can be dual
purpose— adding depth, texture, and scale as well as serving other project functions.
DC2-C-3. Fit With Neighboring Buildings: Use design elements to achieve a successful fit
between a building and its neighbors.

Scale and Texture

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.

Form and Function

DC2-E-1. Legibility and Flexibility: Strive for a balance between building use legibility and
flexibility. Design buildings such that their primary functions and uses can be readily
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determined from the exterior, making the building easy to access and understand. At the
same time, design flexibility into the building so that it may remain useful over time even
as specific programmatic needs evolve.

DC3 Open Space Concept: Integrate open space design with the building design so that they

complement each other.

DC3-B Open Space Uses and Activities
DC3-B-3. Connections to Other Open Space: Site and design project-related open spaces
to connect with, or enhance, the uses and activities of other nearby public open space
where appropriate.

South Lake Union Supplemental Guidance:

DC3-1 Landscaping To Reinforce Design Continuity With Adjacent Sites
DC3-l-ii. Native Vegetation: Where appropriate, install indigenous trees and plants to
improve aesthetics, capture water and create habitat.

DC3-Ill Landscape Design To Address Special Site Conditions
DC3-lll-i. View Orientation: Landscaping should be designed to take advantage of views
to waterfront and downtown Seattle.

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-B Signage
DC4-B-1. Scale and Character: Add interest to the streetscape with exterior signs and
attachments that are appropriate in scale and character to the project and its environs.
DC4-B-2. Coordination with Project Design: Develop a signage plan within the context of
architectural and open space concepts, and coordinate the details with facade design,
lighting, and other project features to complement the project as a whole, in addition to
the surrounding context.

DC4-C Lighting
DC4-C-1. Functions: Use lighting both to increase site safety in all locations used by
pedestrians and to highlight architectural or landscape details and features such as
entries, signs, canopies, plantings, and art.
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.

DC4-D Trees, Landscape, and Hardscape Materials

EARLY DESIGN GUIDANCE #3020264
Page 8 of 9



DC4-D-4. Place Making: Create a landscape design that helps define spaces with
significant elements such as trees.

The Board discussed the strong building forms presented at the meeting and thought the sliding
floors of the Option 3, scheme 1 was a good initial response to the site. The Board thought the
podium location and design response to the shoreline edge limitations was appropriate and the
“tower” form beyond was an appropriate shape-giving reaction. The Board felt that the strong
entry “cave” was an important building element to keep at two and three levels of outdoor
space and encouraged the third “open” level to be transparent to work with the entry
experience rather than a lid of building at that location. The Board thought the proposed unique
building forms were interesting and distinctive and a welcome concept to more fully develop for
a building at this site.

The Board felt that the design team was exploring the appropriate site opportunities and
affirmed that they thought the preferred option 3, scheme 1 was moving in the right direction
and should be further developed for the recommendation meeting.

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 Early Design Guidance no departures were requested.

BOARD DIRECTION

At the conclusion of the EARLY DESIGN GUIDANCE meeting, the Board recommended moving
forward to MUP application.
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