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SITE & VICINITY  
Site Zone: Lowrise (LR-3) 
 
Nearby Zones: (North) LR-3 
 (South) LR-3 
 (East) LR-2  
 (West) C1-65 
 
Lot Area:  6,110 sq. ft.  
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Current Development: 
 
There is currently a two story residential structure located on the project site.  
 
Surrounding Development and Neighborhood Character: 
 
The site is located on the south side of North 91st Street between Aurora Ave N and Stone Ave N 
within the Aurora-Licton Springs Residential Urban Village. The site is located in an LR-3 zone 
with the majority of surrounding properties consisting of 2 and 3-story multifamily structures.  
  
Access: 
 
Existing vehicular and pedestrian access is taken from N 91st Street. Proposed pedestrian access 
is provided along N 91st Street. There is no proposed vehicular parking.  
  
Environmentally Critical Areas: 
 
There are no mapped environmentally critical areas. 
  
PROJECT DESCRIPTION 
 
Administrative Design Review Early Design guidance application proposing a 4-story structure 
with 18 small efficiency dwelling units and 10 apartments. Existing structures to be demolished.  
 
The design packet includes information presented at the meeting, and is available online by 
entering the project number at this 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 SDCI: 

Mailing 
Address: 

Public Resource Center 
700 Fifth Ave., Suite 2000 
P.O. Box 34019 
Seattle, WA 98124-4019 

Email: PRC@seattle.gov 

 
 

ADMINISTRATIVE EARLY DESIGN GUIDANCE  August 5, 2016 

PUBLIC COMMENT 
The following comments were offered: 

 Concerned with the lack of parking provided and impacts to on-street parking and traffic.  
 Concerned with existing underground springs and impacts to drainage. 

http://www.seattle.gov/DPD/aboutus/news/events/DesignReview/SearchPastReviews/default.aspx
http://www.seattle.gov/DPD/aboutus/news/events/DesignReview/SearchPastReviews/default.aspx
mailto:PRC@seattle.gov
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 Concerned with added density and residential units.  
 Concerned with potential increase in small crimes due to additional residential units.  

 
All public comments submitted in writing for this project can be viewed using the following link 
and entering the project number: http://web6.seattle.gov/dpd/edms/  

 
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.   
 
1. MASSING/ DESIGN CONCEPT: Staff acknowledged the merits of each of the three distinct 

massing options, and provided the following feedback and direction moving forward with 
preferred Option C: 

a. Staff supported the proposed scale and massing as it is appropriate for the mid-block 
site. CS2-A-2, CS2-C-2, DC2-A  

b. Staff supported pulling back the 4th floor along the street to register with the 
adjacent roofline and create further compatibility with the neighborhood, as well as 
reducing the perceived height, bulk, and scale. CS2-C-2, CS2-D-5, DC2-A  

c. Staff supported the asymmetry of Option C, noting the potential to utilize the stair 
tower to further emphasize the entry, break down the massing along the street, and 
create a clear hierarchy in the façade composition. CS3-A-2, PL3-A 

d. Staff expressed concerns related to the proposed projected roof edge detailing, and 
provided guidance to further resolve the use and placement of these design 
elements. DC2-B-1 

e. Staff supported the additional access to light and air offered with proposed Option C. 
CS1-B-2 

f. Provide window/privacy study with next submittal including window overlay of 
buildings to the east and west. CS2-D-5. 

g. With the next submittal, clarify the amenity space and concept. Provide detailed roof 
plan. DC3-C-2, DC3-B-4, DC1-A-2. 

 
2. SITE PLAN: 

a. Staff supported the proposed building setbacks along the East and West façade as the 
preferred Option best responded to existing adjacency conditions. CS2-D-5. 

b. Staff supported the setback at the ground floor for the entry as this allowed for a 
strong, well-defined approach. Staff encouraged further resolving the entry to 
integrate textured pavers, integrated sitting, and landscaping to enhance the public 
realm and connection to the street. CS2-B-2, PL1-A-1. DC4-D 

c. Staff supported interior location of bike storage near the entry. PL4-B-2 
 
 
 
 

3. MATERIALS: 

http://web6.seattle.gov/dpd/edms/
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a. Staff supported preferred Option C provided the material application is further 
defined with the next submittal and does not compete with the substantial amount 
of modulation. DC2-B-1 

b. Staff supported a modest and elegant application of materials which relate to the 
surrounding context by incorporating legible texture and residentially scaled 
materials that add warmth, especially along the street edge. CS2-A-2, DC2-B-1, DC2-
C-3, DC2-D, DC4-A-1 

c. Thoughtful material palette, emphasizing specific design elements (stair tower 
transparency, entrance soffits using warm materials relating to fenestration detailing 
etc.). DC2-B-1, DC4-A-1 

b. Further define the proposed Juliette balconies material and ensure the material is 
integrated into the overall material palette.  DC2-C-3 
 

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 Administrative Early Design Guidance no departures were requested. 
 
RECOMMENDATIONS 
 
BOARD DIRECTION 
At the conclusion of the ADMINISTRATIVE EARLY DESIGN GUIDANCE meeting, STAFF 
recommended moving forward to MUP application. 
 
DESIGN REVIEW GUIDELINES  
The priority Citywide and Neighborhood guidelines identified 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-A Location in the City and Neighborhood 

https://www.seattle.gov/dpd/aboutus/whoweare/designreview/designguidelines/default.htm
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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-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-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. 
CS3-A Emphasizing Positive Neighborhood Attributes 

CS3-A-2. Contemporary Design: Explore how contemporary designs can contribute to 
the development of attractive new forms and architectural styles; as expressed through 
use of new materials or other means. 

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. 

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-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. 

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. 
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DESIGN CONCEPT 

 
DC1 Project Uses and Activities: Optimize the arrangement of uses and activities on site. 
DC1-A Arrangement of Interior Uses 

DC1-A-2. Gathering Places: Maximize the use of any interior or exterior gathering spaces. 
 
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-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. 

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-C Secondary Architectural Features 
DC2-C-3. Fit With Neighboring Buildings: Use design elements to achieve a successful fit 
between a building and its neighbors. 

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. 
DC3-B Open Space Uses and Activities 

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. 

DC3-C Design 
DC3-C-2. Amenities/Features: Create attractive outdoor spaces suited to the uses 
envisioned for the project. 

 
DC4 Exterior Elements and Finishes: Use appropriate and high quality elements and finishes 
for the building and its open spaces. 
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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-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. 

 
 


