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Current Development:
The site is vacant.

Surrounding Development and Neighborhood Character:

The site lies within the University District, an urban center village, which includes University of
Washington and its surroundings. The vicinity includes a variety of uses including single family,
multifamily, retail, institutional, office and surface parking. The future link station, two blocks
away, is currently under construction.



Large-scale developments are currently being permitted or constructed. New developments
include an 8-story hotel currently under construction across NE 45th St to the north, under
project 3006774. To the east across 12t Ave NE. is a five story institutional office building.
Adjacent to the south is a two story dental office. Across the alley to the west is a five story office
building.

Other new buildings in the immediate area typically range from five to seven stories. Early and
mid-20th century structures in the area tend to be brick construction; while newer buildings are

reinforced concrete or wood framed with a variety of finish materials.

Access:
Vehicular access is proposed from the alley.

PROJECT DESCRIPTION

The applicant is proposing a seven-story commercial building with ground floor retail and below
grade parking.
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The packet includes materials presented at the meeting, and is available online by entering the

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

Seattle, WA 98124-4019

Email: PRC@seattle.gov

PUBLIC COMMENT
No public comments were offered at the meeting.

PRIORITIES & BOARD RECOMMENDATIONS

After visiting the site, considering the analysis of the site and context provided by the
proponents, the Design Review Board members provided the following siting and design
guidance.
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1)

2)

3)

4)

5)

Massing Options: The Board commended the applicant for their thoughtful design
concepts and overall enthusiasm. Deliberating primarily on the exterior expressions of
the second and third massing options, the Board ultimately preferred the massing of
Option Three, as the bold concept is the most compelling and achieves an iconic corner
expression. The Board directed the applicant to proceed with their preferred scheme and
also stated they would be open to moving forward with the second massing option, as
the design concept is also potent. In refining either scheme, the Board advised focusing
on the detailing and avoid toning down the strong design concept presented. (CS2-A,
CS2-C, CS2-1lI-1, DC2-B, DC4-A)

Ground Level Arrangement of Uses and Entries: The Board noted the lobby will function
as the living room of the office building and recommended strengthening the circulation
and entry relationship to the ground floor.

a. Recognizing the branch location bifurcates the lobby, the Board encouraged
exploring a circulation route which allows access for office users through this
space and suggested studying the downtown bank locations. Related to
streetscape connectivity, the Board also recommended that access and
connections for the public be considered. (PL1-B, PL3-A, PL3-I-l, DC1-A)

b. The Board recommended diagramming the building entries and studying how
different users access the building. (PL1-B, PL3-A, PL3-I-I, DC1-A)

Street Level Interaction and Activation: Acknowledging NE 45th St is a designated mixed
use corridor, the Board agreed street level interaction and human activity along this
frontage is critical should be further developed.

a. The Board appreciated the outreach efforts with the community and unanimously
supported the proposed community room and café as a concept. The Board
recommended intentionally developing these spaces and encouraged prioritizing
evening versus day use. The Board requested more information about how the
design and program function will complement and contribute to a vibrant street
edge. (PL1-A-2, PL1-B-1, PL3-Il)

b. The Board supported the proposed nana walls, which would provide transparency
and encourage human interaction and activity at the street-level. (PL1-B, PL3-II-l,
DC3-)

Service and Parking access: The Board discussed the service parking access and noted
the location of alley loading off the community room. The Board would like to see more
information at the next meeting about garage storage and loading in order to address
safety and security impacts. (DC1-B-1)

Materials and Detailing: The Board agreed the design concept creates a unique identity
and encouraged the applicant to translate the language into the detailing.
a. The Board strongly supported the proposed brick as it defines a stately presence
which reflects the bank program. (DC2-B, DC2-D, DC4-A)
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b. The Board stressed the importance of brick detailing, especially where the brick
spans the corner opening and where it terminates/meets the sidewalk. (DC2-B,
DC2-D, DC4-A)

c. The Board strongly supported the fluidity of the masonry pulled back at the
corner. While developing the detailing, the Board encouraged expressing the
terminus and identifying the entry. The Board also strongly supported the
contrast between the repetitive glazing mullions and the corner expression as the
interruptions in this regular rhythm highlight that it’s breaking the rules. (DC2-B,
DC2-D, DC4-A)

d. The Board recommended coordinating structural column locations, lighting and
signage to complement the project as a whole. The Board requested information
about signage. (DC4-B)

6) Blank Facade: The Board acknowledged the south fagade will be highly visible and
recommended designing and detailing all four elevations to the same level. Provide
street level perspective views and design intent for the blank wall at the next meeting.
(DC2-B-2, DC2-D)

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

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-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.

University Supplemental Guidance:

CS2-1ll Corner Lots
CS2-llI-i. Special Site Features: For new buildings located on a corner, including, but not
limited to the corner locations identified in Map 3 of the full Guidelines, consider
providing special building elements distinguishable from the rest of the building such as a
tower, corner articulation or bay windows. Consider a special site feature such as
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diagonal orientation and entry, a sculpture, a courtyard, or other device. Corner entries
should be set back to allow pedestrian flow and good visibility at the intersection.

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.

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 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-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.

University Supplemental Guidance:

PL3-I

Entrances Visible from the Street

PL3-I-i. Entrance Orientation: On Mixed Use Corridors, primary business and residential
entrances should be oriented to the commercial street. Secondary and service entries
should be located off the alley, side street or parking lots.
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PL3-1l Human Activity
PL3-ll-i. Recessed Entries: On Mixed Use Corridors, where narrow sidewalks exist (less
than 15’ wide), consider recessing entries to provide small open spaces for sitting, street
musicians, bus waiting, or other pedestrian activities. Recessed entries should promote
pedestrian movement and avoid blind corners.

DESIGN CONCEPT

DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site.

DC1-A Arrangement of Interior Uses
DC1-A-1. Visibility: Locate uses and services frequently used by the public in visible or
prominent areas, such as at entries or along the street front.
DC1-A-2. Gathering Places: Maximize the use of any interior or exterior gathering spaces.
DC1-A-3. Flexibility: Build in flexibility so the building can adapt over time to evolving
needs, such as the ability to change residential space to commercial space as needed.
DC1-A-4. Views and Connections: Locate interior uses and activities to take advantage of
views and physical connections to exterior spaces and uses.

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-B 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.

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.

DC3 Open Space Concept: Integrate open space design with the building design so that they
complement each other.
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University Supplemental Guidance:

DC3-I

Pedestrian Open Spaces and Entrances

DC3-I-i. Plaza Location: Plazas should be centrally located, on major avenues, close to
bus stops, or where there are strong pedestrian flows on neighboring sidewalks.

DC3-I-ii. Plaza Proportioning: Plazas should be sensitively proportioned and designed.
For example: not more than 60 feet across and no more than 3 feet above or below the
sidewalk.

DC3-I-iii. Seating: Plazas should have plenty of benches, steps, and ledges for seating. For
example: at least one linear foot of seating per 30 square feet of plaza area should be
provided; seating should have a minimum depth of 16 inches.

DC3-l-iv. Plaza Frontage: Locate the plaza in a sunny spot and encourage public art and
other amenities. For example: at least 50% of the total frontage of building walls facing a
plaza should be occupied by retail uses, street vendors, building entrances, or other
pedestrian-oriented uses.

DC3-I-v. Planting Beds: Provide plenty of planting beds for ground cover or shrubs. For
example: one tree should be provided for every 200 square feet and at a maximum
spacing of 25 feet apart. Special precaution must be taken to prevent trees from blocking
the sun.

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-B

DC4-C

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.
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 fagade design,
lighting, and other project features to complement the project as a whole, in addition to
the surrounding context.

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.
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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, the 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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