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DR REPORT - WHAT WE HEARD

GARAGE ENTRY

GARAGE ENTRY
1.b. The baord discussed the ground level approaches along the two residential street facades. The Board 
recommended approval of the two-story base expression along Belmont Ave, supporting the studies shown 
in the Recommendation packet that illustrate how the proportions of base to upper levels relate in the 
overall facade composition. They noted the higher base visually gave the building a solid grounding along 
the street edge.

2.b.ii. The Board recommended approval of the design of the service area on the building facade where 
glazing patterns have been expanded to integrate the blank walls into the facade composition.

2.b.iii. The Board speci�cally recommended approval of interior solid waste storage, without exterior 
staging, to minimize visual and physical impacts on the streetscape.

DESIGN RECOMMENDATION REPORT
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DRAWING:

No copies, transmissions, reproductions, or electronic manipulation of any portion of these drawings in whole or in part are to be made without express written permission of MG2. All designs indicated in these drawings 
are property of MG2. All copyrights reserved. 

COMPOSITE SITE PLAN1661 EAST OLIVE WAY

04/10/23

GARAGE ENTRY

GARAGE ACCESS DOOR
The garage access door remains unchanged from the Sept. 13 Design 
recommendation meeting. The access point is located further within 
and is not on the exterior, improving the pedestrian experience and 
safety by preventing cars from stopping and waiting on the sidewalk.  
The overhead door will remain open during commercial tenant 
business hours for access to public parking.

DESIGN RESPONSE
HEIGHTENED GARAGE ENTRY
The height of the garage entry increased as required by SPU in-
building service to prevent exterior staging and minimize visual 
and physical impacts on the streetscape. The only change to 
accommodate SPU service was increasing the garage opening height.
The blank wall calculation and sequence of bays remains consistent 
as previously approved on the Sept 13. Design Recommendation 
meeting. 

RATIONALE:

DC2.B.1 Facade Composition

The current design proposal retains �the Board recommended 
approval of the two-story base expression along Belmont Ave,� while 
acknowledging �the Board... recommended approval of interior solid 
waste storage.� 

The project has since updated the �oor plans/elevations to 
accommodate SPU service internal to the building. Despite doing 
so, the project�s overall composition along Belmont Ave E remains 
consistent to the DR proposed two-story base and bay modulations.

The amount of blank wall facades as calculated by SMC 
23.47A.008.A.2, between 2�-0� and 8�-0� above sidewalk, remains 
consistent throughout these accommodations to SPU

x

Width of garage 
bay remains 
undisturbed and 
does not infringe 
on upper massing

Two visitor stalls 
are provided prior 
to secured entry 
point for future 
tenant temporary 
parking

Height increase 
as required per 
SPU in-building 
service

1.33y

y

Proposed Floor Plan 

Blank walls 
calculated 
between 2�-0� 
and 8�-0� above 
sidewalk remain 
the same

Garage access 
point

x x x xx x x x x

Sequence of Bays Comparison Diagram

Previously Approved DRB West Elevation

Proposed Design Response
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DR REPORT - WHAT WE HEARD

DEVELOPMENT AND ACTIVATION OF THE PUBLIC REALM

DEVELOPMENT AND ACTIVATION OF THE PUBLIC REALM
1.a.iii. The Board appreciated and recommended approval of the retention of the highly transparent ground �oor at the two commercial units along Olive 
Way street frontage, wrapping both corners.

4.a. The Board discussed the landscape design approach shown along the main commercial frontage on Olive Way. They noted general support for 
the inclusion of large boulders and materiality of board-form concrete site walls, but questioned how grading was proposed to occur, the height of 
the retaining wall, and how the building related to the sidewalk along the steep sidewalk grade. They ultimately recommended a condtion to re�ne the 
landscape plan along Olive Way, including the retaining structure, amenity spaces, and other site elements in order to clearly integrate the building with 
the site and provide connection and activation along the street frontage. They suggested breaking down the tall retaining wall into smaller steps to 
reduce the perceived bulk of the structure and noted that seating options could be incorporated into the layout to help activate the sidewalk edge.

DESIGN RECOMMENDATION REPORT
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CS2-1-d. E John Street/E Olive Way Corridor

The attention and improvements to the project�s 
commercial functions stems from the understanding 
that E Olive Way serves as a commercial corridor and 
gateway to the neighborhood, particularly stemming 
directly o� the I-5 Expressway.

Looking at existing commercial use, there are very few 
sites that capitalize on the expanded reach E Olive 
Way provides to the neighborhood and how that may 
contribute social and economic activity to the area.

Comparing the di�erence between the walking range 
vs driving range, the project wields the opportunity to 
serve as a multi-modal destination within the greater 
Seattle area. By doing so, it directly contributes to the 
successful activation of the commercial spaces along 
E Olive Way. Ultimately, providing commercial parking 
is an amenity to increase occupancy and the diversity 
of tenants that can contribute to the Capitol Hill 
neighborhood.

A DESTINATION AND NEIGHBORHOOD GATEWAY
Commercial Use

Commercial Use Providing Customer/
Tenant Parking

QUEEN ANNE

SEATTLE 
CENTER

WASHINGTON 
PARK ARBORETUM

SITE
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RIGHT OF WAY ENGAGEMENT

DR REPORT - WHAT WE HEARD

CS2.B.2 Connection to the Street

As proposed at DRB, the project had strong points of activity and 
connection to the R.O.W. speci�cally at the Boylston Ave E and 
Belmont Ave E corners. 

The addition of the commercial elevator that accesses directly to E 
Olive Way provides greater visual and physical connection to the E 
Olive Way corridor and right of way. It discharges people from their 
individual cars directly midblock onto E Olive Way to be a part of the 
public realm, promoting further activity along the street.  

Most importantly, providing public parking with a separate access 
elevator is a key element to the success of any business that will 
occupy the commercial spaces. Occupied spaces and successful 
businesses are the fundamentals for activating E Olive Way and thus 
ful�lling the intent of the design guidelines.
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Original Commercial Space Diagram - DRB Page 35

Nodes and points of 
connection to R.O.W. 
are limited to corners

Nodes and points of 
connection to R.O.W. 
are limited to corners

Proposed Design Response

Proposed new 
door location 
allowing for wider 
commercial patio 
and direct access 
from the stair

Seating area providing 
a moment of rest 
along E Olive Way

LOWER 
COMMERCIAL 

SPACE

UPPER 
COMMERCIAL 

SPACE

COMMERCIAL 
ELEVATOR
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VISUAL CONNECTION BETWEEN 
COMMERCIAL SPACES AND 

RIGHT OF WAY, EYES ON THE 
STREET AND STREET LEVEL 

TRANSPARENCY

VISUAL 
CONNECTION 
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COMMERCIAL 
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COMMERCIAL EGRESS PATH
The commercial elevator is foundational to the success of the tenants 
and activation of the outdoor spaces. This commercial improvement 
extends the reach of local businesses, beyond the Capitol Hill 
neighborhood, to promote a more diverse and dynamic activation of 
the street. Its location, mid-way along the steep E Olive Way grade, 
provides an equitable distance to each commercial space. 

DESIGN RESPONSE

RATIONALE:

PL2.A.1. Access for All

Despite the natural grade of E Olive Way, the commercial access 
provided by the elevator is located so as to provide an opportunity for 
equal access to both commercial spaces from the public parking below.  
Rather than creating a �back door� entry, the commercial elevator 
serves to create a direct connection to E Olive Way and help promote 
successful businesses. Successful businesses will result in active 
outdoor spaces which in turn activate the streets.

CS2.B.2 Connection to the Street

The project at the Sept. 13th Design Recommendation Meeting only 
had nodes of activation along the corners of E Olive Way. In the 
proposed design response, these nodes still serve as the primary 
points of connection to the public realm but the commercial entry/
exit provides additional interaction by bringing people who access the 
project by cars directly onto E Olive Way

PL3.C.1 Porous Edge

The egress path is a byproduct of the commercial elevator that is key 
to the success of the future commercial tenants. The additional point 
of entry created by the commercial egress path, it promotes additional 
interactions and visual connections to the retail activities of the 
building

Design Recommendation Package - 9/13/2023 | Street Tree Made Transparent for Clarity

Proposed Option 1, Stepped Planter | Street Tree Made Transparent for Clarity

Proposed Option 2, Deeper At-Grade Planting | Street Tree Made Transparent for Clarity
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DESIGN RECOMMENDATION PACKAGE - 9/13/2023

DR Report 4.A

�They suggested breaking down the tall retaining wall into 
smaller steps to reduce the perceived bulk of the structure 
and noted that seating options could be incorporated into the 
layout to help activate the sidewalk edge.�

PROPOSED OPTION 1 AND 2

Location of planter step or deeper 
at grade plantings to mitigate wall 
height

Option 2 Deeper at Grade PlantingsOption 1 Planter Step

DESIGN RESPONSE

LEVEL 2 
COMMERCIAL

LEVEL 1 
COMMERCIAL

LEVEL 2 
COMMERCIAL

LEVEL 1 
COMMERCIAL
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DESIGN RESPONSE

DESIGN RECOMMENDATION PACKAGE - 9/13/2023

PROPOSED DESIGN - 4/24/2024

PREVIOUSLY EXISTING 
SPANDREL PANEL DUE 

TO PARTITION BETWEEN 
COMMERCIAL SPACES

DEVELOPMENT AND ACTIVATION OF THE PUBLIC REALM



1661 E OLIVE WAY
SEATTLE, WASHINGTON 98102
DESIGN REVIEW MEETING

15

DESIGN RESPONSE

DESIGN RECOMMENDATION PACKAGE - 9/13/2023 | STREET TREE MADE TRANSPARENT FOR CLARITY

PROPOSED DESIGN - 4/24/2024 | STREET TREE MADE TRANSPARENT FOR CLARITY

DEVELOPMENT AND ACTIVATION OF THE PUBLIC REALM
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DESIGN RESPONSE

DESIGN RECOMMENDATION PACKAGE - 9/13/2023 | STREET TREE MADE TRANSPARENT FOR CLARITY

PROPOSED DESIGN - 4/24/2024 | STREET TREE MADE TRANSPARENT FOR CLARITY

DEVELOPMENT AND ACTIVATION OF THE PUBLIC REALM
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DR REPORT - WHAT WE HEARD

CONNECTION TO THE STREET - NE COMMERCIAL

CONNECTION TO THE STREET - NE COMMERCIAL
2.a.i. The board recommended approval of a second commercial unit at the northeast corner of the site. The board questioned, however, how access 
from Olive Way to the door would work and how the unit would activate the commercial street frontage. The board ultimately recommended a condition 
to re�ne the connection of the northeast commercial unit to the sidewalk along Olive Way to activate the building edge and to clarify access overall

DESIGN RECOMMENDATION REPORT
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UPDATED SITE PLAN AND ELEVATIONS
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No copies, transmissions, reproductions, or electronic manipulation of any portion of these drawings in whole or in part are to be made without express written permission of MG2. All designs indicated in these drawings 
are property of MG2. All copyrights reserved. 

COMPOSITE SITE PLAN1661 EAST OLIVE WAY

04/10/23
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2. WEST ELEVATION

1 2 3 4 5 6 7 8

9 10 11 12 13 14 15

Light Orange/Orange/Brown 

Brick Blend

Brick Accent, Brown at Inset 

and Orange at Outset

Corrugated Metal, Vertical 

Accent Panel, Copper

Vinyl Window, Dark Bronze 

Frame

Aluminum Storefront System, 

Dark Bronze Finish

42� Glazed Guardrail with Dark 

Bronze, Aluminum Frame

Dark Bronze Commercial 

Canopy to Match Storefront

Wood-like Aluminum So�t, 

Light Walnut, 6� Wide Plank

Wood-like, Aluminum Exterior 

Screen, Light Walnut
Weathered Steel Planter Edge

Residential Concrete Planter 

and Privacy Wall
White Fiber Cement Panel Dark Gray Brick 

Dark Bronze, Horizontal Metal 

Accent Panel

Gasket, Horizontal Corrugated 

Metal Panel, Dark Bronze

16

High Grade, Commercial 

Spandrel Panel

ELEVATIONS
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1. EAST ELEVATION

1 2 3 4 5 6 7 8

9 10 11 12 13 14 15

Light Orange/Orange/Brown 

Brick Blend

Brick Accent, Brown at Inset 

and Orange at Outset

Corrugated Metal, Vertical 

Accent Panel, Copper

Vinyl Window, Dark Bronze 

Frame

Aluminum Storefront System, 

Dark Bronze Finish

42� Glazed Guardrail with Dark 

Bronze, Aluminum Frame

Dark Bronze Commercial 

Canopy to Match Storefront

Wood-like Aluminum So�t, 

Light Walnut, 6� Wide Plank

Wood-like, Aluminum Exterior 

Screen, Light Walnut
Weathered Steel Planter Edge

Residential Concrete Planter 

and Privacy Wall
White Fiber Cement Panel Dark Gray Brick 

Dark Bronze, Horizontal Metal 

Accent Panel

Gasket, Horizontal Corrugated 

Metal Panel, Dark Bronze

16

High Grade, Commercial 

Spandrel Panel

ELEVATIONS
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Brick Blend

Brick Accent, Brown at Inset 

and Orange at Outset

Corrugated Metal, Vertical 

Accent Panel, Copper

Vinyl Window, Dark Bronze 

Frame

Aluminum Storefront System, 

Dark Bronze Finish

42� Glazed Guardrail with Dark 

Bronze, Aluminum Frame

Dark Bronze Commercial 

Canopy to Match Storefront

Wood-like Aluminum So�t, 

Light Walnut, 6� Wide Plank

Wood-like, Aluminum Exterior 

Screen, Light Walnut
Weathered Steel Planter Edge
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and Privacy Wall
White Fiber Cement Panel Dark Gray Brick 
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Accent Panel
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Metal Panel, Dark Bronze

16
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High Grade, Commercial 
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DESIGN PROPOSAL [3.1-3.4]
ADDRESS: 1661 East Olive Way, Seattle, WA 98101

ZONE: NC3P-75(M)

OVERLAYS: First Hill/Capitol Hill Urban Area Pedestrian Area

SITE AREA: 25,408 SF (.58 acres)

COMMERCIAL AREA: Approx. 2,715 SF

UNITS: Approx. 174 Units

PARKING STALLS: Approx. 90 parking stalls below building

E O
LI

VE W
AY

E OLIVE WAY

E THOMAS ST

B
O

Y
LS

TO
N

 A
V

E
 E

H
A

R
V

A
R

D
 A

V
E

 E

B
R

O
A

D
W

A
Y

 A
V

E
 E

E DENNY WAY

E DENNY WAY

B
E

LM
O

N
T 

A
V

E
 E

DESIGN PROPOSAL [3.0]
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PROPOSED AND FUTURE 
CONSTRUCTION

1
Approved 6 Story Building 
SDCI #3025137

2
Proposed 6 Story Building 
SDCI #3016632

3
Completed 7 Story Building 
SDCI #3033602

4
Completed 8 Story Building 
SDCI #3028590

Proposed 8 Story Building 
SDCI #3039544

Proposed 8 Story Building 
SDCI #3039794

Proposed 7 Story Building 
SDCI #3032929

Within our immediate area, there are several 
structures being proposed/constructed of 
similar scale and typology. This reinforces our 
approach of a dense multi-family building on 
our site along E Olive Way. The buildings being 
proposed/constructed indicate the approach of 
a multi-story building with high unit density is a 
continuing trend of the neighborhood.

5

6
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4

7

6

3

5

2

1

AXONOMETRIC SITE MAP [4.3]
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CITY OF SEATTLE LANDMARKS:

1 San Remo Apartment Building

2 Ward House

3 Pantages House

4 Avon/Capitol Crest Apartments

5 Lincoln Reservoir

COMMUNITY FACILITIES:

6 Capitol Hill Station

7 Seattle Central College

8 Harvard Avenue School

9 International Montessori Academy

10 Capitol Hill Sunday Farmers Market

11 US Post O�ce

CULTURAL FACILITIES:

12 Dendroica Gallery

13 Captain Blacks

14 Capitol Hill Goodwill

OPEN SPACES:

15 Thomas Street Mini Park

16 Summit Slope Park

17 Cal Anderson Park

18 Seattle Central College Plaza

COMMERCIAL:

G Grocery Stores

CONTEXT ANALYSIS: VICINITY MAP [4.2]
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LEGAL DESCRIPTION:
PARCEL A:
PONTIUS 2ND ADD SUPL ALL LOT 1 & POR LOT 2 & OF 
UNPLT STRIP ADJ SD LOTS 1-2 ON E & OF POR VAC E JOHN 
ST ADJ ON N DESC - BAAP ON C/L BELMONT AVE E LY S 
0-53-57 W 78.99 FT FR MON AT NXN SD BELMONT E & E 
JOHN ST TH S 89-07-44 E 30 FT TO E MGN SD BELMONT 
E & TPOB LY ON WLY EXT OF NLY FACE OF CONC BLK 
WALL TH S 89-07-44 E ALG SD EXTENSION & WALL 19.77 
FT TO WLY FACE CONC WALL TH S 0-52-16 W ALG SD 
WLY FACE 15.33 FT TO SW COR SD WALL TH S 89-07-44 E 
ALG SD WALL & ITS ELY EXT 76.20 FT TO E LN SW 1/4 SEC 
29-25-4 TH N 1-11-09 E ALG SD E LN 74.06 FT TO ANGLE 
PT IN SD VAC POR E JOHN ST TH N 8-52-38 W ALG ELY 
MGN ST VAC ST 10.43 FT TO AN ANGLE PT THEREIN TH 
N 89-08-18 W ALG NLY MGN SD ST VAC 47.60 FT TO AN 
ANGLE PT THEREIN TH SWLY ALG NWLY MGN SD ST VAC 
& ALG SELY MGN OLIVE WY & ALG ARC OF CRV OF 767 FT 
RAD CTR BRS S 21-38-52 E 767 FT DIST 51.62 FT THRU C/A 
3-51-23 TO E MGN BELMONT AVE E TH S0-53-57 W ALG SD 
E MGN 47.64 FT TO TPOB AKA PAR A SE LLA 8606017 REC 
8704290700, PLAT BLOCK 52, PLAT LOT 1-2

PARCEL B:
PONTIUS 2ND ADD SUPL POR LOTS 1-2-3 & OF UNPLTD 
STRIP ADJ SD LOTS 2 & 3 ONE DAF - BAAP ON C/L BEL-
MONT AVE E LY S 0-53-57 W 78.99 FT FR MON AT NXN 
SD BELMONT AVE E & E JOHN ST TH S 89-07-44 E 30 FT 
TO E MGN SD BELMONT AVE E & TPOB AAP LY ON WLY 
EXT OF NLY FACE CONC BLK WALL TH S 89-07-44 E ALG 
SD EXTENSION & WALL 19.77 FT TO WLY FACE OF CONC 
WALL TH S 0-52-16 W ALG SD WLY FACE 15.33 FT TO SW 
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No copies, transmissions, reproductions, or electronic manipulation of any portion of these drawings in whole or in part are to be made without express written permission of MG2. All designs indicated in these drawings
are property of MG2. All copyrights reserved.
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ADDRESS 1661 East Olive Way, Seattle, WA  98101

ZONE NC3P-75 (M)

First Hill / Capitol Hill Urban Center

Flexible Parking Area

PERMITTED USES Residential  -  Approximately 160 Units Proposed

Commercial  -  Approximately 2,400 SF Proposed

Parking  -  Approximatey 90 Spaces Proposed

STRUCTURE HEIGHT 
(23.47A.012)

Base Height Limit:  75�-0�

Proposed height of 75�-0� complies.*

FLOOR AREA RATIO 
(23.47A.013)

5.5 x 25,348 SF = 139,414 SF Max.

Proposed FAR complies

SETBACK 
REQUIREMENTS 
(23.47A.014.B)

	�ƒ Required Front Setback: 0�-0�

	�ƒ Required Side Setback:  Adjacent zone is MR(M).  10�-0-� from 13�-0� 
to 65�-0�.  

Additional 1�-0� for every 10� of height.

	�ƒ Required Rear Setback: 0�-0�

	�ƒ Upper Level Setback:  Average of 8�-0� above 65� for all street-
facing facades.

Proposal requests the following departures;

- Reducing the 10�-0� setback to 8�-9� along Belmont Ave E

- Reducing the 10�-0� setback to 4�-0� along Boylston Ave E

- 1�-2� wide x 11�-7� upper level setback encroachment along the south 
property line

BLANK FACADES 
(23.47A.008.A)

Blank segments of the street-facing facades between 2�-0� and 8�-0� above 
the sidewalk may not exceed 20�-0� in width.  The total amount of all blank 
facade segments may not exceed 40% of the width of the facade.

Proposal complies with blank facade requirements.

FACADE WIDTH 
(23.54.040)

For structures with a width of more than 250 feet, at least one portion of 
the structure 30 feet or greater in width must be set back a minimum of 15 
feet from the front property line. For structures with a width of more than 
500 feet, at least two portions of the structure 30 feet or greater in width 
and separated by at least 100 feet must be set back a minimum of 15 feet 
from the property line

Proposal requests departure. The proposed project provides 4 setbacks 
with a combined length of 75�-7� with an average setback depth of 15.58�

AMENITY AREA 	�ƒ Required Amenity Area shall not be less than 5% of the total gross 
square footage, excluding mechanical equipment and parking.

	�ƒ Minimum Amenity Space:  129,172 SF x 0.05 = 6,458.6 SF

	�ƒ �Amenity Area� means space that provides opportunity or active 
or passive recreational activity for residents of a development or 
structure, including landscaped open spaces, decks and balconies, 
roof gardens, plazas, courtyards, play areas, swimming pools and 
sports courts.

	�ƒ All residents shall have access to at least one common or private 
amenity area.

	�ƒ Amenity areas shall not be enclosed.

Proposal complies with Amenity Area requirements.

PARKING ACCESS 
(23.47A.032)

If access is not provided from an alley and the lot abuts two or more 
streets, access is permitted across one of the side street lot lines pursuant 
to subsection 24.47A.032.C, and curb cuts are permitted pursuant to 
section 23.54.030.F.2.a.1.

Proposal requests one curb o� Belmont Ave

BICYCLE PARKING 
(23.54.015.K,  
TABLE D)

	�ƒ Long Term:  1 per dwelling unit up to 50, then three-quarters per 
dwelling unit

	�ƒ Short Term:  1 per 20 dwelling units.

Proposed bicycle parking complies.

PARKING COUNT 
(23.54.015)

	�ƒ 1 space per dwelling unit, 1 space for every 2 small e�ciency 
dwelling units.

There is No Minimum Requirement if:  All residential uses in commercial, 
RSL and multifamily zones within urban villages that are not within urban 
center or the Station Area Overlay District, if the residential use is located 
within a frequent transit service area.

Proposed parking count complies.

SOLID WASTE 
AND RECYCLABLE 
STORAGE 
(23.54.040)

Mixed use development that contains both residential and non-residential 
uses shall meet the storage space requirements shown in Table A for 
23.54.040 for residential development, plus 50% of the requirement for 
non-residential dvelopment.

Non-residential Development:  
0 - 5,000 SF:  82 SF

Residential Development: 
575 SF + 4 SF for each additional unit above 100 
575 SF + 4(74) = 871 SF

871 SF + (82 SF x 0.50) = 912 SF

Proposed waste and recyclable storage area complies.
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