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Applicant: Larry Allen for 975 John Street, LLC

Address: 975 John Street

SUMMARY OF PROPOSED ACTION

Land Use Application to allow a 7-story structure containing 145 residential units. Parking for 72
vehicles to be provided below grade. Existing 2-story building to be demolished.

The following approvals are required:
Design Review (no departures) (SMC Chapter 23.41)

SEPA - Environmental Determination —Chapter 25.05 Seattle Municipal Code.

SEPA DETERMINATION: [ ] Exempt [ ]DNS [ ] MDNS [ ] EIS

[X] DNS with conditions

[ 1 DNS involving non-exempt grading or demolition,
or involving another agency with jurisdiction.
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Surrounding uses are a mix of mixed-use residential/retail, industrial/warehouse, retail, office,
and Denny Park. Surrounding structures range from one to twelve stories, with older
structures in the 1-5 story range and newer structures closer to 12 stories. The recently
constructed mixed-use building Rollin Street is located to the west across the alley from this
site.

ECAs:
There are no Environmentally Critical Areas on the site, but there is a mapped steep slope on
the site to the south. This site slopes approximately 15” from the northeast corner down to the

southwest corner.

Neighborhood Character:

This area of South Lake Union has experienced a large amount of development in the last five
years, with new residential and commercial structures nearby.

The site is located in the South Lake Union Urban Center Village and is also located in a
Frequent Transit Corridor. Terry Ave North is classified as a Type Il Pedestrian Street and is
the subject of the Terry Ave N Street Design Guidelines (Seattle Department of
Transportation). This street includes a high level of pedestrian activity. The area includes
sidewalks and nearby transit stops for both bus and the South Lake Union Streetcar. Parking is
on-street and in private underground and structured parking lots.

EARLY DESIGN GUIDANCE MEETING: March 18, 2009

Three schemes were presented at the Early Design Guidance meeting. All of the options included
retail at the Terry Ave N. street level with residential studio/efficiency units above the street level
and structured and below grade parking.
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Parking is not required, but the applicant proposes 72 below grade parking spaces. The applicant
proposed two points of parking entry at the alley would be located on either side of the Rollins
Street condo parking entry at the alley to avoid conflict.

The first scheme (Scheme 1) demonstrated the massing possible under existing code requirements.
The scheme included a residential entry at the northeast corner of the site, retail at the Terry Ave N.
street frontage, and 11 stories of residential above.

The second scheme (Scheme 2) was a modified “U” mass shape, including modulation and
articulation in the east and west facades. The John Street facade would be maximized to capture
views to the north of Lake Union. The Terry Ave N. facade would be set back and massed to
reflect the nearby warehouse context. A ground level open space would be provided at the south
facing opening of the “U” shape, with three units at each level facing into the courtyard. Retail
would be provided at the Terry Ave N. street frontage, with 11 stories of residential above.

The third and applicant preferred scheme (Scheme 3) was a modification of Scheme 2. A
residential entry was shown at the corner with residential amenity space at the corner for each level
of the building. The northeast corner would serve as a recessed ‘front porch’ at grade. The retail at
Terry Ave N would be set back 8’ to allow for pedestrian weather protection and plantings. The
massing and open spaces would be the same as in Scheme 2. The program consists of first level
retail (at the east facade) with five stories of residential above. The residential units would be up to
400 square feet in size, which the applicant noted will meet current market needs in the area.

Proposed departures include a reduction in the amount of required transparency (SMC
23.48.018.A.1.b) and an increase in the maximum area of blank walls (SMC 23.84.018.B.3.a).
Both departures would be needed for the parking structure visible at grade at the northwest corner
of the site. Because of the site’s slope, the parking structure would be visible at the northwest
corner and along part of the north fagcade. The applicant proposes to provide a ‘front porch’
amenity at the residential entry at the northeast corner, and enhance blank wall areas with plantings
in the public right of way and architectural detailing on the blank wall areas.

PUBLIC COMMENT

Approximately three members of the public attended this Early Design Review meeting. The
following comments, issues and concerns were raised:

e Does the applicant intend to design the retail spaces to attract local small businesses?

o Applicant response: It would be desirable, but that hasn’t yet been determined.

e This area is in transition and has a variety of uses, including industrial and trucking. Those
businesses need to continue the ability to function. The wide right of way at Terry is
helpful.

e A representative for Cornish College noted that these smaller units will be very good for
students attending the college. The College is nearby and the average vehicle ownership of
Cornish students is less than ¥ car per person.

INITIAL RECOMMENDATION MEETING: July 20, 2011

DESIGN DEVELOPMENT
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The applicant noted that the proposed project goals include smaller market rate apartments (average
400 square foot size), with approximately 1 parking stall per two apartments.

The previous preferred design
shown at EDG in 2009 was a
wood frame 7 story mixed-use
residential and retail building. The
design was modified since EDG to
a metal construction 8 story
residential-only building. The
applicant explained that the retail
component had been removed
from the proposal since EDG.
Residential units with private
patios are now proposed at Terry
Ave N, and residential units with
no patio or balcony proposed at
John St.

North fagade il

The northwest corner of the building
included a wall of below grade
parking and the first story of
residential uses. This corner of the
garage wall would be visible due to
the slope from east down to west. The
garage wall was shown in a concrete
finish, with cementitious siding on the
wall above. The building address was
shown as cast in the concrete wall,
with some additional graphic designs
of this option shown at the Design
Recommendation meeting.

Northwest corner

The proposed design included
exterior finish of cementitious
panel and plank siding in a
combination of reds, oranges,
and grays. The applicant showed
a new option of varied gray tone
panels on the upper portions of
the building, beyond what was
shown in the Design
Recommendation packet.
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The courtyard was relocated from a south-facing inset area of the building at EDG to the southwest

corner of the building at the Recommendation stage. A 150 square foot rooftop deck was added to

approximately the center of the roof. The applicant showed shadow studies of both these
residential open spaces.

The courtyard would include
stormwater detention in the
form of planter beds, with notch
weirs (overflow structures) to
allow additional runoff from the
beds.

The streetscape landscaping
was designed in response to the
Rollin Street Flats on John
Street, and the Terry Avenue
North Street Design Guidelines
on Terry. The applicant
described the planter beds on
Terry Ave N with concrete
blocks on the north side of the
beds, to provide a ‘green’ view
when looking north, and an
‘industrial’ view looking south.

Courtyard and Rooftop deck

PUBLIC COMMENT

Approximately one member of the public attended this Initial Design Recommendation meeting.
The following comments, issues and concerns were raised:
e Appreciation for the proposed open space location and landscape plan on John Street.
More durable quality materials are needed, given the small size of the building and lack of
modulation.
e More texture and detail in materials would be better, similar to the design shown on page 23
of the Design Recommendation packet.
e Terry Avenue North Design Guidelines plan should be followed for landscaping on Terry
Avenue.

| FINAL RECOMMENDATION MEETING: September 7, 2011

DESIGN DEVELOPMENT

The applicant summarized the issues from the Initial Recommendation meeting, including:
e Activation of the Terry Avenue street level (Guideline A-4)
e Materials and modulation (Guideline B-4)
e Enhance the residential entry (Guideline D-12)
e Landscaping (Guideline E-1)
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In response to the first issue, the
applicant explained that the
proposed street level residential
units were in response to the
pedestrian patterns in the area,
which follow the street car route
and turn west on John Street.
Terry Avenue includes more
office than retail, and ground floor
commercial spaces have high
vacancy rates in this area. The
applicant noted that this block of
Terry Avenue would be better
served with a diversity of ground-
floor uses, including residential P o N R | L
units with terraces. The applicant Proposed residential units at Terry Avenue and landscaping
also noted that the developer will

own and operate the building, and could modify the ground level units to commercial spaces if
there were future demand for that use in this area.

The applicant also showed a design
that could locate the amenity space
at Terry Avenue, but the courtyard
would then be separated from the
amenity spaces. The amenity
space would also be approximately
5’ below sidewalk grade, making it
a less desirable destination for
wmaw - residents, since they may feel less
privacy from the sidewalk.
Residential units at Terry Avenue
could be stepped up from the entry
& et : slab, allowing more units near
Aen/ty space at 'I:erry Aveue with storeffbnt window system sidewalk grade. Placing the

amenity space at Terry Avenue
would also result in the loss of one residential unit from the program. A storefront window system
for the amenity spaces would result in less landscaping at the sidewalk level on Terry Avenue. The
applicant showed examples of other residential units at grade with landscaping and open rail fences
that allow the spaces to function well for residents.
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In response to the second issue (materials NDUSTRIAL WOOD | '_ :;i

and modulation), the proposed design was | i W@msﬂueﬂr
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Landscape modifications included PRIVATE PATIO (TYP) ——F1

additional planting between the terraces, , FFI{'
industrial style timber benches, and brick W @1
pavers on the Terry Avenue sidewalk area. e L -
The additional landscaping adjacent to the RAISED CONCRETE ] }' {I :
building would provide buffering for the AR iy
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residents at grade, which could encourage
use of the terrace areas and keeping blinds
open for street activation.

The applicant responded that SDOT has
conceptually approved of the right of way
improvements, and the applicant will
continue to work with SDOT on the design
details as they move through the Street
Improvement Permit process. SDOT has
directed the applicant to provide a raised
curb, but they will allow the use of brick \ e i
pavers in the sidewalk and landscaped Terry Avenue landscape design
areas to provide the ‘woonerf” feeling

recommended in the Terry Ave N Street Design Guidelines. The John Street landscaping would be
consistent with the street level landscaping at Rollin Street flats.

A new material (galvanized
distressed steel) was introduced
to the building design to
provide a contrasting high
quality material with visual
interest and human scale. This
material would be used at the
penthouse and vertical inset
bays, and incorporated into the
building signage for visual

interest. The protruding bays i “J"Lm‘ ;f:"' lmlli' il 1

were shown in vertically ) | HT == % ’
oriented fiber cement panels. \\rﬁi ‘*isw S g Jﬁh
An orange fiber cement strip i ==

was used to visually tie the Proposed design with modified materials, viewed from the northeast
building together, connecting
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across the courtyard. The applicant noted that an approximately 12 offset would be provided as
modulation for the locations where materials significantly change.

The northwest corner was also
modified in response to the

‘.l | , 1 previous Board
L !]l ] recommendations. The first

floor residential unit was shown
with a terrace, allowing views
through the corner of the
building. The base of the
building and the areas below the
window sills were shown in
micro board form concrete, with
smooth finish concrete for the
vertical elements.

Northwest corner

PUBLIC COMMENT

Approximately one member of the public attended this Initial Design Recommendation meeting.
No public comments were offered.

| 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. The Board identified the Citywide Design Guidelines & Neighborhood specific
guidelines (as applicable) of highest priority for this project.

The Neighborhood specific guidelines are summarized below. For the full text please visit the
Design Review website.

A. Site Planning

A-4  Human Activity. New development should be sited and designed to encourage human
activity on the street.

SLU-specific supplemental guidance:

e Create graceful transitions at the streetscape level between the public and private
uses.

¢ Keep neighborhood connections open, and discourage closed campuses.

e Design facades to encourage activity to spill out from business onto the sidewalk, and
vice-versa.


http://www.seattle.gov/dpd/Planning/Design_Review_Program/Applicant_s_Toolbox/Design_Guidelines/DPD_001604.asp
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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.
Reinforce retail concentrations with compatible spaces that encourage pedestrian
activity.

Create businesses and community activity clusters through co-location of retail and
pedestrian uses as well as other high pedestrian traffic opportunities.

Design for a network of safe and well-lit connections to encourage human activity and
link existing high activity areas.

At the Early Design Guidance Meeting, the Board noted that the retail areas are proposed
below an overhang on the east-facing fagade. The applicant should design these areas to
have clear sight lines, good lighting, and create good connections between the sidewalk and
the retail areas.

The Board noted that the old QFC site in Uptown neighborhood has a new proposed
development, with small retail spaces that are apparently more rentable in this type of
neighborhood. The applicant should examine the potential for dividing the retail at grade
into a series of small spaces.

At the Initial Recommendation Meeting, the Board noted that Terry Avenue North is a
pedestrian street and provides a high level of pedestrian activity between Denny Way and
Lake Union, as confirmed in the Terry Avenue North Street Design Guidelines. Recent
leasing activity in the area indicates that small retail spaces would be in high demand. It’s
important to provide an active and visually interesting street level use at this street frontage
to respond to the context of the area and the development of the pedestrian corridor. The
Board agreed that the proposed residential uses with private patios at the street level will
not achieve the level of human activity and interaction needed at this street frontage.

The Board recommended that the street level use on Terry include a more active use, such
as commercial or at the very least, residential amenity space. The design of this street level
use should be consistent with the glass storefront system shown at the residential corner
entry, and may include interesting materials and colors for visual interest. The Terry Ave N
street frontage should include continuous overhead weather protection for pedestrians.

The Board also noted that the streetscape design on both Terry Ave N and N John St should
be consistent with the approved Terry Avenue North Street Design Guidelines (referenced
as an approved plan in the Seattle Department of Transportation Right of Way
Improvement Manual 6.1.8). The Board noted that the curbless design shown in these
Guidelines could be appropriate at this site. The applicant should demonstrate how the
proposed streetscape is consistent with these Guidelines, and include any feedback about
these details from SDOT through the Street Improvement Permit process.

At the Final Recommendation Meeting, the Board responded that the amenity space works
better at the courtyard than at the Terry Avenue street frontage. The Board expressed
disappointment that the proposed design didn’t include a street level use that may further
activate the street front now or in the future (such as small live-work units with sufficient
ceiling height for commercial uses). However, the Board agreed that the residential terraces
have sufficient height and are close to sidewalk grade, and could serve to activate the street
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A-5

A-7

front as long as the landscaping was installed as shown in the Design Review packet and
presentation. The Board noted that if the landscaping were reduced in quality or quantity,
that would constitute a major revision related to this guideline.

The Board felt that the design as shown meets this guideline, and didn’t recommend any
conditions.

Respect for Adjacent Sites. Buildings should respect adjacent properties by being
located on their sites to minimize disruption of the privacy and outdoor activities of
residents in adjacent buildings.

At the Early Design Guidance Meeting, the Board discussed the need to Provide maximum
possible separation from Rollins Street Flats to the west, to increase light, air, and privacy
for those residents and residents in the proposed building. The applicant should work to
provide maximum light and air to all proposed and existing units, perhaps by locating open
space to coincide with separation from adjacent units at the alley.

The Board noted that if possible, a taller building with a single loaded corridor could
provide better separation of residences, more light and air to all residential units, and more
usable open space at grade.

At the Initial Recommendation Meeting, the Board responded positively to the location of
the courtyard at the southwest corner, and didn’t have additional recommendations related
to this item. The proposal meets this guideline.

Residential Open Space. Residential projects should be sited to maximize
opportunities for creating usable, attractive, well-integrated open space.

At the Early Design Guidance Meeting, the Board directed the applicant to design outdoor
open space for long-term usability, and maximum light and air. Internal amenity areas
should be located to maximize their use (for example, group the lounge, laundry, and trash
areas in the floor plan).

The Board expressed concern that the open space at grade in the small courtyard could be
easily shadowed by future development to the south. The applicant should demonstrate that
the proposed open space location will provide the long term light and air and usable
outdoor area for all residents. The applicant could provide shadow studies of the proposed
open space, demonstrating that the proposed 6 story building and future 12-story
development to the south would still allow light and air to the courtyard at grade.
Alternatively, the applicant could relocate proposed massing to place the open space
adjacent to the alley to provide light, air, usable open space, and residential separation
from Rollins Street Flats.

In addition to outdoor open space, the Board also advised that the applicant should group
internal common areas, in order to encourage residents’ use of the common areas.

At the Initial Recommendation Meeting, the Board responded positively to the location of
the courtyard at the southwest corner and the rooftop deck area, and didn’t have additional
recommendations related to this item. The Board recognized that modifying the residential
amenity space to meet Guideline A-4 may result in not grouping the courtyard and amenity
spaces together.
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A-10

At the Final Recommendation Meeting, the Board responded that the amenity space works
better at the courtyard than at the Terry Avenue street frontage, as noted in response to
Guideline A-4. The Board felt that the design as proposed meets this guideline, and didn’t
recommend any conditions.

Corner Lots. Building on corner lots should be oriented to the corner and public
street fronts. Parking and automobile access should be located away from corners.

At the Early Design Guidance Meeting, the Board noted that the applicant had shown a
glass corner element in an earlier version of the design review packet. The Board agreed
that maximum glazing would provide better light to the small internal spaces within the
building. The glazed corner element would also help to define the lounge at the corner as
different from the rest of the building program. The glazed corner would also help to define
the corner of the building architecturally.

At the Initial Recommendation Meeting, the Board responded positively to the proposed
upper level design of the building, and didn’t have additional recommendations related to
this item.

Height, Bulk and Scale \

B-1

Height, Bulk, and Scale Compatibility. Projects should be compatible with the scale of
development anticipated by the applicable Land Use Policies for the surrounding area
and should be sited and designed to provide a sensitive transition to near-by, less
intensive zones. Projects on zone edges should be developed in a manner that creates a
step in perceived height, bulk, and scale between anticipated development potential of
the adjacent zones.

SLU-specific supplemental guidance:

Address both the pedestrian and auto experience through building placement, scale
and details with specific attention to regional transportation corridors such as Mercer,
Aurora, Fairview and Westlake. These locations, pending changes in traffic patterns,
may evolve with transportation improvements.

Encourage stepping back an elevation at upper levels for development taller than 55
feet to take advantage of views and increase sunlight at street level. Where stepping
back upper floors is not practical or appropriate other design considerations may be
considered, such as modulations or separations between structures.

Relate proportions of buildings to the width and scale of the street.

Articulate the building facades vertically or horizontally in intervals that relate to the
existing structures or existing pattern of development in the vicinity.

Consider using architectural features to reduce building scale such as:

landscaping; trellis; complementary materials; detailing; accent trim.

At the Early Design Guidance Meeting, the Board noted that in addition to the comments
found in A-5 and A-7, the rooftop design should include consideration for existing and
future surrounding buildings, which could be twice as tall as the proposed development.
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The rooftop should be designed to be visually interesting and all mechanical equipment
screened from potential adjacent residents’ views.

At the Initial Recommendation Meeting, the Board noted that the proposed rooftop
mechanical equipment will be fully enclosed, and they responded positively to the overall
massing and upper level facade treatment.

The Board expressed concern about the proposed use and street level design at Terry Ave N
(described in response to Guideline A-4). The Board recommended a street level use at
Terry Ave N that will generate human activity, and revise the street level design to include
human-scale high quality durable materials with visual interest.

The Board also expressed concern about the design of the base of the building at the
northwest corner. The proposed garage level was shown in finished concrete, with
cementitious panel and plank above. Windows at the northwest corner would have a sill
height approximately 8’ above the sidewalk. The Board expressed concern about the clear
visual division of the fagade at the garage level and the amount of blank wall adjacent to the
pedestrian experience at this corner. The Board recommended that the base of the building
and the garage level should be consistently clad in a human-scaled material.

The Board also discussed the application of materials on the west fagade, specifically the
layering of materials and colors without much depth to the layers. The Board
recommended that the layering of materials should respond to modulation in the building,
or the depth of the layering should be more pronounced (for example, several inches of
facade relief between the layers of material).

At the Final Recommendation Meeting, the Board responded positively to the proposed
materials, modulation, and signage. The Board emphasized that the quality materials,
including the galvanized distressed steel, board form concrete, and smooth finish concrete
are important to the design and changes to those materials would constitute a major revision
to the design. The Board also indicated that the open terrace at the northwest corner,
modulation at material changes, use of color to highlight modulation, and building sighage
design are important aspects of the design that help the proposal to meet this guideline.

The Board felt that the design as proposed meets this guideline, and didn’t recommend any
conditions.

Architectural Elements and Materials

C-1

Architectural Context. New buildings proposed for existing neighborhoods with a
well-defined and desirable character should be compatible with or complement the
architectural character and siting pattern of neighboring buildings.

SLU-specific supplemental guidance:

Support the existing fine-grained character of the neighborhood with a mix of building
styles.

Re-use and preserve important buildings and landmarks when possible.

Expose historic signs and vintage advertising on buildings where possible.

Respond to the history and character in the adjacent vicinity in terms of patterns,
style, and scale. Encourage historic character to be revealed and reclaimed, for
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C-2

C-3

C-4

example through use of community artifacts, and historic materials, forms and
textures.

Respond to the working class, maritime, commercial and industrial character of the
Waterfront and Westlake areas. Examples of elements to consider

include: window detail patterns; open bay doors; sloped roofs.

Respond to the unique, grass roots, sustainable character of the Cascade
neighborhood. Examples of elements to consider include: community artwork; edible
gardens; water filtration systems that serve as pedestrian amenities; gutters that
support greenery.

At the Early Design Guidance Meeting, the Board noted that in addition to the comments
found in A-10 and B-1, the proposed development should reflect nearby new and old
context. New context can be found in Rollins Street Flats, and similar structures. Older
context can be found in Bungee Foods and similar warehouse structures.

At the Initial Recommendation Meeting, the Board didn’t offer recommendations related to
this Guideline.

At the Final Recommendation Meeting, the Board didn’t discuss this item any further. The
proposal meets this guideline.

Architectural Concept and Consistency. Building design elements, details and
massing should create a well-proportioned and unified building form and exhibit an
overall architectural concept. Buildings should exhibit form and features identifying
the functions within the building. In general, the roofline or top of the structure
should be clearly distinguished from its facade walls.

SLU-specific supplemental guidance:

Design the “fifth elevation” — the roofscape — in addition to the streetscape. As this
area topographically is a valley, the roofs may be viewed from locations outside the
neighborhood such as the freeway and Space Needle. Therefore, views from outside
the area as well as from within the neighborhood should be considered, and roof-top
elements should be organized to minimize view impacts from the freeway and
elevated areas.

Guidance and recommendations reflect those found in response to Guidelines B-1 and C-1.

Human Scale. The design of new buildings should incorporate architectural features,
elements, and details to achieve a good human scale.

At the Early Design Guidance Meeting, the Board didn’t offer guidance about this item.

At the Final Recommendation Meeting, Board recommendations reflected those in response
to Guidelines A-4 and B-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.
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At the Early Design Guidance Meeting, the Board didn’t offer guidance about this item.

At the Initial Recommendation Meeting, Board recommendations reflected those in
response to Guidelines A-4 and B-1. Materials should be durable, high quality and include
finely detailed finishes and edges.

At the Final Recommendation Meeting, Board recommendations reflected those in response
to Guidelines A-4 and B-1.

D. Pedestrian Environment

D-2  Blank Walls. Buildings should avoid large blank walls facing the street, especially
near sidewalks. Where blank walls are unavoidable they should receive design
treatment to increase pedestrian comfort and interest.

At the Early Design Guidance Meeting, the Board noted that in addition to the comments
found in A-10 and B-1, the proposed blank walls at the south property line should include
contrasting color and/or surface treatment. These walls may be visible for a long time
before development occurs on the parcel to the south.

At the Initial Recommendation Meeting, the Board recommendation reflected the response
to Guideline B-1.

D-5 Visual Impacts of Parking Structures. The visibility of all at-grade parking structures
or accessory parking garages should be minimized. The parking portion of a structure
should be architecturally compatible with the rest of the structure and streetscape.
Open parking spaces and carports should be screened from the street and adjacent
properties.

At the Early Design Guidance Meeting, the Board expressed concern with the potential
visual impact of the northwest corner of the parking garage on the pedestrian environment.
The applicant has proposed a green wall at the north facade of the garage. The Board gave
guidance that the applicant should examine a variety of treatments at that wall, such as
interesting materials/colors, textured treatments, architectural details, and/or a variety of
landscaping.

At the Initial Recommendation Meeting, Board recommendation reflected the response to
Guideline B-1.

D-7  Personal Safety and Security. Project design should consider opportunities for
enhancing personal safety and security in the environment under review.

SLU-specific supplemental guidance:

e Enhance public safety throughout the neighborhood to foster 18-hour public activity.
Methods to consider are: enhanced pedestrian and street lighting; well-designed
public spaces that are defensively designed with clear sight lines and opportunities for
eyes on the street; police horse tie-up locations for routine patrols and larger event
assistance.
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D-8

D-10

D-12

Guidance and recommendations reflect those found in response to Guideline A-4.

Treatment of Alleys. The design of alley entrances should enhance the pedestrian
street front.

At the Early Design Guidance Meeting, the Board didn’t offer guidance about this item.

At the Initial Recommendation Meeting, Board recommendation reflected the response to
Guideline B-1.

At the Final Recommendation Meeting, Board recommendation reflected the response to
Guideline B-1.

Commercial Lighting. Appropriate levels of lighting should be provided in order to
promote visual interest and a sense of security for people in commercial districts
during evening hours. Lighting may be provided by incorporation into the building
facade, the underside of overhead weather protection, on and around street furniture,
in merchandising display windows, in landscaped areas, and/or on signage.

Guidance and recommendations reflect those found in response to Guideline A-4.

Residential Entries and Transitions. For residential projects in commercial zones, the
space between the residential entry and the sidewalk should provide security and
privacy for residents and a visually interesting street front for pedestrians. Residential
buildings should enhance the character of the streetscape with small gardens, stoops
and other elements that work to create a transition between the public sidewalk and
private entry.

At the Early Design Guidance Meeting, the Board didn’t offer guidance about this item.

At the Initial Recommendation Meeting, the Board noted that the proposed cementitious
panels on the columns adjacent to the residential entry will experience a high degree of
traffic and will likely not offer a durable finish. The Board recommended that the columns
should instead be clad in a high quality very durable finish that provides visual interest at
the entry.

The Board also recommended that the applicant modify the design to enhance the entry.
Enhancements could include a decorative or emphasized canopy, larger signage, interesting
materials and colors, decorative lighting, and art or sculpture.

At the Final Recommendation W
Meeting, the Board approved of g
the changes to the entry columns,
the base building materials, and
the building signage design.
Comments and recommendations
reflect those in response to B-1.

Modified entry design 9/7/11
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The proposal as shown meets this guideline.

Landscaping

E-1

E-2

Landscaping to Reinforce Design Continuity with Adjacent Sites. Where possible, and
where there is not another overriding concern, landscaping should reinforce the
character of neighboring properties and abutting streetscape.

SLU-specific supplemental guidance:

Support the creation of a hierarchy of passive and active open space within South
Lake Union. This may include pooling open space requirements on-site to create
larger spaces.

Encourage landscaping that meets LEED criteria. This is a priority in the Cascade
neighborhood.

Where appropriate, install indigenous trees and plants to improve aesthetics, capture
water and create habitat.

Retain existing, non-intrusive mature trees or replace with large caliper trees.
Water features are encouraged including natural marsh-like installations.
Reference the City of Seattle Right Tree Book and the City Light Streetscape Light
Standards Manual for appropriate landscaping and lighting options for the area.

At the Early Design Guidance Meeting, the Board gave guidance that the landscaping and
streetscape should reflect the Rollins Street Flats streetscape and continue the theme to this
block.

At the Initial Recommendation Meeting, the Board appreciated the response to the Rollin
Street Flats landscape design, and requested additional information about how the proposed
Terry Ave N. streetscape relates to the Terry Avenue North Street Design Guidelines, as
described in response to A-4.

At the Final Recommendation Meeting, the Board noted that the proposed landscaping is an
important element of the design and the quality and quantity of the landscaping should be
maintained. Changes to quality or quantity of Terry Avenue street level landscaping would
constitute a major design revision. The proposal as shown meets this guideline.

Landscaping to Enhance the Building and/or Site. Landscaping, including living plant
material, special pavements, trellises, screen walls, planters, site furniture, and similar
features should be appropriately incorporated into the design to enhance the project.

SLU-specific supplemental guidance:

Consider integrating artwork into publicly accessible areas of a building and
landscape that evokes a sense of place related to the previous uses of the area.
Neighborhood themes may include service industries such as laundries, auto row,
floral businesses, photography district, arts district, maritime, etc.

At the Early Design Guidance Meeting, the Board directed the applicant to design
landscaping at the alley near the green wall to be low profile to prevent potential conflicts
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between cars and pedestrians at the alley intersection. The landscaping should also be
designed to fully camouflage the blank wall.

At the Initial Recommendation Meeting, the Board recommended additional design efforts
at the northwest corner and residential entry, as described in response to Guidelines B-1 and
D-12.

At the Final Recommendation Meeting, the Board approved of the entry design changes, as
described in response to Guidelines B-1 and D-12. The proposal as shown meets this
guideline.

DEVELOPMENT STANDARD DEPARTURES
No development standard departures were requested.

BOARD RECOMMENDATION

The recommendation summarized below was based on the design review packet dated
September 7™, 2011, and the materials shown and verbally described by the applicant at the
September 7", 2011 Design Recommendation meeting. After considering the site and context,
hearing public comment, reconsidering the previously identified design priorities and initial
recommendation conditions, and reviewing the plans and renderings, the three Design
Review Board members unanimously recommended APPROVAL of the subject design with
no departures and no conditions.

DECISION — DESIGN REVIEW

The proposed design is CONDITIONALLY GRANTED, subject to the conditions listed below.

SEPA

Environmental review resulting in a Threshold Determination is required pursuant to the Seattle
State Environmental Policy Act (SEPA), WAC 197-11, and the Seattle SEPA Ordinance (Seattle
Municipal Code Chapter 25.05)

The initial disclosure of the potential impacts from this project was made in the environmental
checklist submitted by the applicant dated March 8, 2011. The Department of Planning and
Development has analyzed and annotated the environmental checklist submitted by the project
applicant; reviewed the project plans and any additional information in the file; and pertinent
comments which may have been received regarding this proposed action have been considered.
As indicated in the checklist, this action may result in adverse impacts to the environment.
However, due to their temporary nature and limited effects, the impacts are not expected to be
significant.
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Codes and development regulations applicable to this proposed project will provide sufficient
mitigation for most of the impacts and no further conditioning or mitigation is warranted pursuant
to specific environmental policies or the SEPA Overview Policy (SMC 25.05.665). Further
discussion and mitigation of some impacts is warranted, as listed below.

Short Term Impacts

Noise

The project is expected to generate loud noise during demolition, grading and construction. These
impacts would be especially adverse in the early morning, in the evening, and on weekends. The
Seattle Noise Ordinance permits increases in permissible sound levels associated with construction
and equipment between the hours of 7:00 AM and 10:00 PM on weekdays and 9:00 AM and 10:00
PM on weekends. Some of the surrounding properties are developed with housing and will be
impacted by construction noise. The limitations stipulated in the Noise Ordinance are not
sufficient to mitigate noise impacts; therefore, pursuant to SEPA authority, the applicant shall be
required to limit periods of construction activities (including but not limited to grading, deliveries,
framing, roofing, and painting) to non-holiday weekdays from 7:00 AM to 6:00 PM, unless
modified through a Construction Noise Management Plan, to be determined by DPD prior to
issuance of a building permit.

Long Term Impacts

Parking and Traffic

The applicant submitted traffic study information, including reports (“975 John Street — Trip
Generation, Park, and Mitigation Payment” Prepared by TranspoGroup for Charlie Laboda,
Investco, March 4, 2011 and May 2, 2011). These reports indicate that the proposed development
is anticipated to have fewer traffic impacts than the existing office use at the site.

The report also indicates that a peak parking demand of 88 to 123 parking stalls is expected. The
proposed development includes 70 parking stalls in the underground garage. The report indicates
that overflow parking could be accommodated by nearby on-street parking in the peak demand
hours (afternoon and evening), and the peak demand may also be reduced by the proximity to bus
and streetcar transit nearby. SMC 25.05.675.M.2b.1 provides no SEPA authority to mitigate the
impacts of development on parking availability in the South Lake Union Urban Center, so even if
adverse parking impacts resulted from the proposal, DPD does not have the authority to mitigate
those impacts.

The project is located within the South Lake Union neighborhood and therefore is required to
contribute to the South Lake Union Transportation Plan. This amount is defined in the reports, and
has been confirmed by DPD.

The traffic and parking information has been reviewed by DPD, no significant adverse impacts
have been identified, and no mitigation is warranted.
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DETERMINATION OF NONSIGNIFICANCE

This decision was made after review by the responsible official on behalf of the lead agency of a
completed environmental checklist and other information on file with the responsible department.
This constitutes the Threshold Determination and form. The intent of this declaration is to satisfy
the requirement of the State Environmental Policy Act (RCW 43.21.C), including the requirement
to inform the public of agency decisions pursuant to SEPA.

[X] Determination of Non-Significance. This proposal has been determined to not have a
significant adverse impact upon the environment. An EIS is not required under RCW
43.21.030(2) (c).

The lead agency for this proposal has determined that it does not have a probable significant
adverse impact on the environment. An environmental impact statement (EIS) is not required under
RCW 43.21C.030 (2)(c). This decision was made after review of a completed environmental
checklist and other information on file with the lead agency. This information is available to the
public on request.

& There is no comment period for this DNS.

g This DNS is issued after using the optional DNS process in WAC 197-11-355 and Early

review DNS process in SMC 25.05.355. There is no further comment period on the DNS.

This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this
proposal for 14 days after the date of issuance of a DNS.

SEPA - CONDITIONS OF APPROVAL

Prior to Issuance of a Building Permit

1. If the applicant intends to work outside of the limits of the hours of construction described
in condition #2, a Construction Noise Management Plan shall be required, subject to review
and approval by DPD. The Plan shall include proposed management of construction related
noise, efforts to mitigate noise impacts, and community outreach efforts to allow people
within the immediate area of the project to have opportunities to contact the site to express
concern about noise. Elements of noise mitigation may be incorporated into any
Construction Management Plans required to mitigate any short -term transportation impacts
that result from the project.

During Construction

2. Construction activities (including but not limited to demolition, grading, deliveries,
framing, roofing, and painting) shall be limited to non-holiday weekdays from 7am to 6pm.
Interior work that involves mechanical equipment, including compressors and generators,
may be allowed on Saturdays between 9am and 6pm once the shell of the structure is


http://apps.leg.wa.gov/RCW/default.aspx?cite=43.21C.030
http://apps.leg.wa.gov/WAC/default.aspx?cite=197-11-355
http://apps.leg.wa.gov/WAC/default.aspx?cite=197-11-340
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completely enclosed, provided windows and doors remain closed. Non-noisy activities,
such as site security, monitoring, weather protection shall not be limited by this condition.
This condition may be modified through a Construction Noise Management Plan, required
prior to issuance of a building permit as noted in condition #1.

DESIGN REVIEW - CONDITIONS OF APPROVAL

Prior to Certificate of Occupancy

3. The Land Use Planner shall inspect materials, colors, and design of the constructed project.
All items shall be constructed and finished as shown at the design recommendation meeting
and the subsequently updated Master Use Plan set. Any change to the proposed design,
materials, or colors shall require prior approval by the Land Use Planner (Shelley Bolser
206-733-9067 or shelley.bolser@seattle.gov).

4. The applicant shall provide a landscape certificate from Director’s Rule 6-2009, indicating
that all vegetation has been installed per approved landscape plans. Any change to the
landscape plans approved with this Master Use Permit shall be approved by the Land Use
Planner (Shelley Bolser (206) 733-9067 or shelley.bolser@seattle.gov).

For the Life of the Project

5. The building and landscape design shall be substantially consistent with the materials
represented at the Recommendation meeting and in the materials submitted after the
Recommendation meeting, before the MUP issuance. Any change to the proposed design,
including materials or colors, shall require prior approval by the Land Use Planner (Shelley
Bolser 206-733-9067 or shelley.bolser@seattle.gov).

Signature: (Signature on File) Date: December 8, 2011
Shelley Bolser, AICP, LEED AP
Senior Land Use Planner
Department of Planning and Development
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