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Current Development:

The site is relatively flat and is currently occupied by an apartment building.

Surrounding Development and Neighborhood Character:

The subject property is located one block off Broadway in Capitol Hill. Neighborhood amenities
include Cal Anderson Park, Seattle Community College, and a new light rail station. The
neighborhood is predominantly multi-family buildings with some mixed-use buildings located on
major streets such as Broadway, Olive Way and Bolyston Ave.

Access:

Pedestrians currently access the site via an existing sidewalk system and Harvard provides
vehicular access.

Environmentally Critical Areas:

No ECAs are present.

PROJECT DESCRIPTION

The project is a 7-story building with 42 small efficiency dwelling units above, four floors of hotel
with 70 rooms. Parking for 19 vehicles will be located below grade. Existing three story
apartment building 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 Public Resource Center
Address: 700 Fifth Ave., Suite 2000
P.O. Box 34019

Seattle, WA 98124-4019

Email: PRC@seattle.gov

EARLY DESIGN GUIDANCE November 9, 2016

PUBLIC COMMENT
The following public comments were offered at this meeting:
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e The manager of the Pantages Apartments, located to the north of the project, and a

resident offered the following comments:
o The preferred option faces 20 units of the Pantages Apartments with a blank
facade;
o The height should be reduced to limit impacts;
o There should be a greater setback at the north property line; and
o Construction impacts should be minimized
e A member of the public supported the departure related to reduced curb cut and drive

aisle width.
SDCI staff noted that no design related comments were received prior to the meeting.

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. Height, Bulk, and Scale: The Board favored Option B with the driveway location of Option
C. Option B had a better response to the apartment building to the north in the form of
additional setback. They did state that the applicant could continue to develop the angled
sawtooth modulation from Option C.

a. Setbacks: The Board favored additional perimeter setbacks in lieu of the proposed
courtyard. (CS2-D, DC3-B)

i. Increase the north setback to provide relief for the Pantages Apartments.
Provide a window study of the proposed windows compared with the floor
plans of the Pantages Apartments.

ii. Increase the east setback to respond to the future context of a taller transit
oriented development adjacent to the east, which could impact residents of
the applicant’s project. Provide a zoning envelope massing for the parcel to
the east in the Recommendation packet.

iii. Alarger southern setback would help with access to light and air for
residents of the proposed project in relation to the university building
located to the south.

2. Services: Provide a thorough illustration and analysis of trash service and the
lobby/amenity area in the Recommendation packet. The Board supported a requested
departure for reduced curb cut and drive aisle width to minimize the impact of the parking
access on the lobby. (CH DC1-I, DC1-C, DC1-A, PL3-A)

3. Secondary Architectural Features:
a. The Board noted that the angled windows on the Harvard facade of Option C don’t
relate to the overall building design. If the sawtooth concept is developed further,
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revise the design to clearly tie the windows to the architectural concept. (DC2-B,
DC2-C)

b. The EDG packet contained a conceptual sign package. Include a sign concept plan as
a part of the Recommendation packet to demonstrate it is compatible with the
project’s overall design. (DC4-B)

c. The design should include high-quality durable materials as shown in the applicant’s
precedent images in the Early Design Guidance packet. (DC4-A & CH DC4-ll)

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

CS1-D

Sunlight and Natural Ventilation

CS1-B-1. Sun and Wind: Take advantage of solar exposure and natural ventilation. Use
local wind patterns and solar gain to reduce the need for mechanical ventilation and
heating where possible.

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.

CS1-B-3. Managing Solar Gain: Manage direct sunlight falling on south and west facing
facades through shading devices and existing or newly planted trees.

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.

CS1-D-2. Off-Site Features: Provide opportunities through design to connect to off-site
habitats such as riparian corridors or existing urban forest corridors. Promote continuous
habitat, where possible, and increase interconnected corridors of urban forest and
habitat where possible.

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-1. Site Characteristics: Allow characteristics of sites to inform the design,
especially where the street grid and topography create unusually shaped lots that can
add distinction to the building massing.

CS2-B-2. Connection to the Street: Identify opportunities for the project to make a
strong connection to the street and public realm.
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CS2-B-3. Character of Open Space: Contribute to the character and proportion of
surrounding open spaces.

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-2. Existing Site Features: Use changes in topography, site shape, and vegetation or
structures to help make a successful fit with adjacent properties.
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.
CS2-D-4. Massing Choices: Strive for a successful transition between zones where a
project abuts a less intense zone.
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.

Capitol Hill Supplemental Guidance:

CS3-1 Architectural Concept and Consistency
CS3-I-i. Signage: Incorporate signage that is consistent with the existing or intended
character of the building and neighborhood
CS3-l-ii. Canopies: Solid canopies or fabric awnings over the sidewalk are preferred.
CS3-l-iii. llluminated Signs: Avoid using vinyl awnings that also serve as big, illuminated
signs.
CS3-l-iv. Materials: Use materials and design that are compatible with the structures in
the vicinity if those represent the neighborhood character.

PUBLIC LIFE

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-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.

PL3-B Residential Edges
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PL3-B-1. Security and Privacy: Provide security and privacy for residential buildings
through the use of a buffer or semi-private space between the development and the
street or neighboring buildings.

PL3-B-2. Ground-level Residential: Privacy and security issues are particularly important
in buildings with ground-level housing, both at entries and where windows are located
overlooking the street.

PL3-B-3. Buildings with Live/Work Uses: Maintain active and transparent facades in the
design of live/work residences. Design the first floor so it can be adapted to other
commercial use as needed in the future.

PL3-B-4. Interaction: Provide opportunities for interaction among residents and
neighbors.

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.
DC1-B-2. Facilities for Alternative Transportation: Locate facilities for alternative
transportation in prominent locations that are convenient and readily accessible to
expected users.

DC1-C Parking and Service Uses
DC1-C-1. Below-Grade Parking: Locate parking below grade wherever possible. Where a
surface parking lot is the only alternative, locate the parking in rear or side yards, or on
lower or less visible portions of the site.
DC1-C-2. Visual Impacts: Reduce the visual impacts of parking lots, parking structures,
entrances, and related signs and equipment as much as possible.
DC1-C-3. Multiple Uses: Design parking areas to serve multiple uses such as children’s
play space, outdoor gathering areas, sports courts, woonerf, or common space in
multifamily projects.
DC1-C-4. Service Uses: Locate and design service entries, loading docks, and trash
receptacles away from pedestrian areas or to a less visible portion of the site to reduce
possible impacts of these facilities on building aesthetics and pedestrian circulation.
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Capitol Hill Supplemental Guidance:

DC1-I

Parking and Vehicle Access

DC1-I-i. Continuous Crosswalks: Preserve and enhance the pedestrian environment in
residential and commercial areas by providing for continuous sidewalks that are
unencumbered by parked vehicles and are minimally broken within a block by vehicular
access.

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

DC2-C

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 facades 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.

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-2. Matching Uses to Conditions: Respond to changing environmental conditions
such as seasonal and daily light and weather shifts through open space design and/or
programming of open space 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.

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

Capitol Hill Supplemental Guidance:

DC4-11

Exterior Finish Materials
DC4-lI-i. 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.
1. Use wood shingles or board and batten siding on residential structures.
2. Avoid wood or metal siding materials on commercial structures.
3. Provide operable windows, especially on storefronts.
4. Use materials that are consistent with the existing or intended neighborhood
character, including brick, cast stone, architectural stone, terracotta details, and
concrete that incorporates texture and color.
5. Consider each building as a high-quality, long-term addition to the
neighborhood; exterior design and materials should exhibit permanence and
quality appropriate to the Capitol Hill neighborhood.
6. The use of applied foam ornamentation and EIFS (Exterior Insulation & Finish
System) is discouraged, especially on ground level locations.

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 meeting, the following departure was requested:
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1. Curb Cut and Ramp Width (SMC 23.54.030.F.2): The Code requires driveways and ramps
to have a minimum width of 22’ for two-way travel. The applicant proposes a curb cut
and ramp 10 feet in width.

The Board indicated they were in favor of the departure as the required curb cut would be a
substantial impact on the project’s frontage being too visually dominant at the ground level.
(CH DC3-1I-ii & DC1-I-i)

BOARD DIRECTION
At the conclusion of the Early Design Guidance meeting, the Board recommended moving
forward to MUP application.
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