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 Laura Lenss 

 Blake Williams 
  

Board Members Absent: Julia Leavitt 

 
DPD Staff Present: Tami Garrett, Senior Land Use Planner (for Carly Guillory, Land Use  

 Planner) 

 

 

 SITE & VICINITY  
 

Site Zone: Lowrise Two (LR2) and  
 Commercial 1 – 65-foot  
 Height Limit (C1- 65) 
 
Nearby Zones: (North) C1-65 
 (South) Lowrise 1 (LR1) 
 (East) LR1  
 (West) C1-65 
 
Lot Area:  157,639 square feet 
 
Current Development: 
 
The subject site currently contains the University 
Trailer Park including approximately 75 mobile homes and two permanent buildings: a two-story office 
building and a storage building. Approximately 50 trees are located on site, 31 of which are Exceptional.  
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Surrounding Development and Neighborhood Character: 
 
Immediately surrounding the subject site is a range of housing types and commercial uses. Across NE 88th 
St to the north is a used car lot and apartment structures. To the south and east of the project site are a 
mix of small apartment and townhouse structures. Across Lake City Way NE to the west is a gas station, 
apartment structures, restaurants, auto repair, and small office and retail uses. The architectural 
character of these structures ranges from gabled roofline to modern geometric forms. Common materials 
include brick, wood siding, and cement panel.  
  
Access: 
 
Vehicular access to the site is proposed via NE 88th St.  
  
Environmentally Critical Areas: 
 
Liquefaction  
  
PROJECT DESCRIPTION 

 
Design Review Early Design Guidance to construct 89 townhouse residential units. Parking for 157 
vehicles to be provided. Existing structures to be demolished. 
 

 EARLY DESIGN GUIDANCE  April 11, 2016  

The packet includes materials presented at the meeting, and is available online by entering the project 
number (3023106) 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  

 
PUBLIC COMMENT 

 

Public comment received at the EDG meeting included:  
 

 Supported Preferred Option. 

 Encouraged applicant to explore pedestrian connection to Lake City Way NE.  
 Encouraged applicant to consider environmentally-conscious materials like permeable paving.  

 Encouraged applicant to provide parking for residential units. 

 Encouraged applicant to design for “people-friendly” environments. 
 

http://www.seattle.gov/dpd/Planning/Design_Review_Program/Project_Reviews/Reports/default.asp
mailto:PRC@seattle.gov
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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  April 11, 2016 

 
1. Site Planning and Public Realm: 

a. The Board reiterated the importance of a pedestrian friendly development and discussed the 

connectivity of the pedestrian greenspace with the rest of the site  and size of future 
replacement trees. The Board recommended exploration of creating a “network” of 

greenspace throughout the site that result in usable open spaces (PL1-A, DC3-B). 

b. In response to public comment, the Board discussed the potential for a pedestrian 
connection to Lake City Way NE. The Board noted this connection must ensure pedestrian, 

residential, and public safety in order to be successful. The exploration of a stairway 

connection to Lake City Way NE with potential alignment with the internal greenspace should 
be presented at the Recommendation meeting (PL1-A, PL1-C, PL2-B, DC3-B).  

c. Board members are in favor of removing and replacing unhealthy Exceptional trees per the 

arborist report. The Board felt the applicant’s rationale for preserving perimeter trees and 
removing internal Exceptional trees was sound and supported this approach. Exceptional tree 

removal should be conducted consistent with the arborist report. (DC3-B, DC4-D) 

d. The Board expressed support for the conceptual internal street network including street 
bends and the central auto alley. A variety of pavement types for different site conditions 

should be used; specifically, the use of textured paving at pedestrian crossings was requested 

(PL1-B, PL2-B, DC1-B, DC4-D). 
e. The Board recommended consideration of children and play throughout the site, creating 

secondary play zones, in addition to the main play space at the site entry. Further refine the 

design of the motor courts to be used as secondary play zones (PL1-C, DC3-B).  
f. The Board acknowledged that the site is auto-dependent and appreciated the conceptual 

design approach to parking to integrate these areas into the site plan with flexible usability in 
mind. They agreed that the parking will be a better amenity to the site than additional 
greenspace at the south end of the site due to slope (CS1-C, DC1-B, DC1-C). 

2. Architectural Concept: 

a. The Board expressed approval for a clean and contemporary design aesthetic that is 
compatible with a gabled or shed roof form (DC2-B). 

b. The Board requested the design express individuality for residents through means of 

architectural variety, form, and color. Provide a color and materials board at the 
Recommendation meeting (PL3-A, DC2-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. 
 

https://www.seattle.gov/dpd/aboutus/whoweare/designreview/designguidelines/default.htm
https://www.seattle.gov/dpd/aboutus/whoweare/designreview/designguidelines/default.htm
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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. 

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. 

 

PUBLIC LIFE 

 
PL1 Connectivity: Complement and contribute to the network of open spaces around the site and the 
connections among them. 
PL1-A Network of Open Spaces 

PL1-A-1. Enhancing Open Space: Design the building and open spaces to positively contribute to 
a broader network of open spaces throughout the neighborhood.  
PL1-A-2. Adding to Public Life: Seek opportunities to foster human interaction through an 
increase in the size and quality of project-related open space available for public life. 

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-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. 

PL1-C Outdoor Uses and Activities 
PL1-C-1. Selecting Activity Areas: Concentrate activity areas in places with sunny exposure, views 
across spaces, and in direct line with pedestrian routes. 
PL1-C-2. Informal Community Uses: In addition to places for walking and sitting, consider 
including space for informal community use such as performances, farmer’s markets, kiosks and 
community bulletin boards, cafes, or street vending. 

 
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.  

 
PL3 Street-Level Interaction: Encourage human interaction and activity at the street-level with clear 
connections to building entries and edges. 
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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-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-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. 

 

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-2. Visual Impacts: Reduce the visual impacts of parking lots, parking structures, entrances, 
and related signs and equipment as much as possible. 

 
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. 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. 

 
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-1. Meeting User Needs: Plan the size, uses, activities, and features of each open space to 
meet the needs of expected users, ensuring each space has a purpose and function. 
DC3-B-4. Multifamily Open Space: Design common and private open spaces in multifamily 
projects for use by all residents to encourage physical activity and social interaction.  

 
DC4 Exterior Elements and Finishes: Use appropriate and high quality elements and finishes for the 
building and its open spaces. 
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. 
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DC4-D Trees, Landscape, and Hardscape Materials 
DC4-D-1. Choice of Plant Materials: Reinforce the overall architectural and open space design 
concepts through the selection of landscape materials. 
DC4-D-2. Hardscape Materials: Use exterior courtyards, plazas, and other hard surfaced areas as 
an opportunity to add color, texture, and/or pattern and enliven public areas through the use of 
distinctive and durable paving materials. Use permeable materials wherever possible.  
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. 
DC4-D-4. Place Making: Create a landscape design that helps define spaces with significant 
elements such as trees. 

 
DEVELOPMENT STANDARD DEPARTURES 
The Board’s recommendation on the requested departure 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. 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. 


