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INTRODUCTION VICINITY MAP

PROPERTY ADDRESS
7001 15th Ave NW,
Seattle 98117

DEVELOPER

Nesttun Development Group LLC

20856 Se Sotra Loop

Bend, OR 97702-3721 BALLARD
Contact: Morgan Aleman NEIGHBORHOOD
206 446 7052 PROJECT SITE

ARCHITECT / CONTACT PERSON T

Diana Wellenbrink AIA, LEED AP :

Diagonal D LLC d|\090n0| d
]

2514 W McGraw Street, _ ,
Seattle WA, 981 99 architectural and structural design
206 282 4416

LANDSCAPE ARCHITECT

Chad Wichers, ASLA

Studio 342 Landscape Architecture, LLC
P.O. Box 972

Edmonds, WA 98020

206 545 0342

PROJECT DESCRIPTION: The proposed project is a mixed use building containing a blend of residential

apartment units, live work units and commercial space at the street level. Partly underground parking is provided for
residents. The vision for Nesttun Development is to provide quality, affordable housing that strikes a balance between
standing out and fitting in through imaginative design and refined detail.

PROJECT GOALS/OBJECTIVES: The proponents’ project goal is to create a development that

contributes to the emerging vibrant character of the neighborhood. Specific objectives are:

« Strengthen the streetscape with a new building that has visual variety and openness at the street level.

* Reinforce the character and support the activity of the neighborhood by providing opportunities for new businesses and
affordable residential units.

PROJECT HISTORY: The project started as located only on the corner lot of 15th Ave NW and NW 70
St. With that relatively small area the parking needed to go underground which made the investment unfeasible. The
development team worked to expand the site north over 5 properties and in November 2018 presented on the 1st
EDG meeting a mixed use building with a length of 300 ft along 15th Ave NW. In response the critique of the scale of
the building and other constrains the development team took decision to reduce in about half the size. Because of the
significant change SDCI required that 3 design concepts are presented on the 2nd EDG as well.

Project No 3032621-EG
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Intersection of 15th Ave. NW & NW 70th St. facing NORTH

Nesttun Apartments |4

Intersection of 15th Ave. NW & NW 70th St. facing WEST

PROJECT DATA

Use

Lot Size

Area

Levels

Units

Parking

Garbage/
Recyclable

Common
Space

Green
Factor 0.3

Residential - apartment units;
Commercial space and live work at street level;
Parking only for residents.

13,321 sq.ft.

6,596 sq.ft. parking
771 sq.ft. ancillary
1,317 sq.ft. commercial
44,472 sq.ft. residential
53,451 sq.ft. total

1 level of parking at street level in the south

side and underground in the north side of the lot.
Commercial space and live work units at street
level along 15th Ave. NW

5 levels of residential units

Live work 4
SEDU 29
Urban 1 bedroom 17
Urban 2 bedroom 21
Total 71

10 small size

16 medium size

2 ADA spaces, 1 ADA for van
26 total

66 long-term bicycle spaces
5 short-term

In parking level
Access from NW 70 St.

2,618 sq. ft. 6th floor terrace

Street landscape areas;
Street trees; Bioretention planters.



EXISTING CONDITIONS AND SITE SURVEY

LOCATION

The project site is located at NW corner of 15th Ave. NW and NW 70th St.
and has 150 ft. frontage along 15th Ave., and 88 ft. frontage on 70th St.

EXISTING CONDITIONS

The site consists of 2 lots where Grumpy’s Coffee Shop, an autobody
shop and a dentist office are currently located. The site rises from south
to north with about 6 ft. It is bordered by single family residences lots

to the west with about 5 ft. of average difference. There is a gas station
across the street to the south, commercial uses (some in single family
homes) to the north and a multi family project to the east (Lillehamer
Apartments).

* There is a metro bus stop with frequent transit located 200 ft from the
property.

« There is no alley serving the property.
* There is no exceptional landscaping or trees on the site.

» There a turn lane onto 70th along the property at 15th Ave.

CONSTRAINTS

» Since a portion of the site abuts SF-5000, setbacks will need to be
maintained.

» Overhead power lines are about 2 ft from property line measured
horizontally and 48 ft vertically.

OPPORTUNITIES

» Corner location provides high visibility
» Upper level units to have views to the east, west and south.

« Transit stop provides quick access to various areas, including
downtown Seattle.

« There are many amenities nearby, including restaurants, services,
schools, parks and recreation opportunities.

Single Family

! Properties

| PROPOSED
= - PROJECT SITE

EXISTING BUILDINGS TO BE DEMOLISHED

|

15th Avenue NW

7001 15th Ave. W: Grumpy D’s Coffee, will continue to operate until January ‘20 and is considering to continue operating in new

building. The Auto body shop has a lease through January ‘20.

7011 15th Ave. W: Creation Dentistry - will continue to operate until December ‘19 and plans to move to another state.

Project No 3032621-EG
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LEGAL DESCRIPTION
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Lots 11 and 12, block 9, Salmon Bay Park addition to the City of Seattle, according to the plat thereof recorded in volume 4 of plats, page 76, records of King County, WA.
Except that portion condemned in King County Superior Court cause No. 206194 for the widening of 15th Ave. NW as provided by Ordinance No. 52039 of the City of Seattle.
Lots 9 and 10, block 9, Salmon Bay Park addition to the City of Seattle, according to the plat thereof recorded in volume 4 of plats, page 76, records of King County, WA.
Except that portion condemned in King County Superior Court No. 206194 for the widening of 15th Ave. NW as provided by Ordinance No. 52039 of the City of Seattle.



SITE PLAN AND DESIGN CONSTRAINS

Grade Change

9 ftat SWand 5 ft at
NW difference in grade
along prop.line

Non-exceptional Tree

Douglas Fir

12” (Pseudotsuga menziesii),

to be preserved. Disturbance
25% of CRZ (Critical Root Zone)

Neighboring Structures
Main houses are situated
further west about 48 ft.

Residential Setback

15 ft after 13 ft height

3 ft for every 10 ft above
40 ft height.

Balconies allowed.

Exceptional Tree

\\

Lodgepole Pine
8” (Pinus cordata)

o Ll
to be preserved |

[ i |
(
{9}

/ & ' 1 \ ,
) 1y f'\fg/\. )150.07 -

L TN

Exceptional Tree
Lodgepole Pine
14” (Pinus cordata)
to be preserved

—

( \w / / /

Piaﬁter_
Roof over Parking
- Not Occupied Space

Parking Entrance

Lower Level
Green Roof

Only option for
entrance is from
NW 70 St.

NW 70th St.

8.74’

Common Space
Terrace

88.79’

[ 13’

Commercial /
Corner \

Power Lines

14 ft set back /150.08' / 4) /
SCL previously allowed / & /
offset, not currently. f / / /
L / C =~
/ J,/' f.f" f,ﬂf
/ / ' Street Slope
15th Ave NW 7 ft change in
elevation S-N
\ —

B
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Street Level Standards

23.47A.008.B.1 Street facing facade between 2 and 8 feet above
sidewalk a minimum of 60% must be transparent.

23.47A.008.B.3 nonresidential use shall extend an average depth
of 30 ft and a minimum depth of 15 ft.

23.47A.008.B.4 nonresidential uses at street level shall have 13 ft
floor-to-floor height.

23.47A.008.C.1 a minimum of 80% of the width of street facing
facade shall occupied by uses listed in 23.47A.005.D.1

Amenity Area

23.48.020.B. Area of 5% of total gross residential area.
23.48/20.C Maximum 50% may be enclosed. Minimum size is 225
sq.ft. minimum horizontal dimension is 15 feet.

=
ZONING ANALYSIS

Zoning NC2P-55 neighborhood commercial 2 pedestrian designed

Urban Village No

Overlay No

Principal Pedestrian Street | 15th Ave NW

Environmental Critical

Areas No

Adjacent Zoning North NC2P-55

Adjacent Zoning East NC2P-55

Adjacent Zoning South NC2P-55

Adjacent Zoning West SF 5000

Landscaping

Green Factor score of .30 or greater

Permitted Uses

23.47A.004 Table A (J) Residential uses (C) Offices, Restaurants,

Parking Access

23.47A.032.A.1.c Access is permitted across one of the side
street

Required Parking

23.54.015. Table B (I) 1 space per 2 efficiency dwelling units.
23.54.020.F.2 Transit reduction of 50% for all uses when located
within 1320 feet of street with frequent transit service.
23.54.015.D.2. No parking is required for the first 1,500 of each
business establishment.

o Retail
o Street Level Uses 23.47A.005.C up to 20% for residential use
<
GEJ Structure Height 55 ft.
=
8 23.47A.012.C.2 Open railing, planters, parapets up to 4 ft
< Rooftop Features 23.47A.012.C.3 Solar collectors up to 7 ft.
= 23.47A.012.C.4 rooftop features up to 15 ft.
@ FAR 3.75
pa
23.47A.014.B.1 Triangle, (2) sides extend along the street lot line
and the side lot line 15 ft from the intersection of the residentially
Setbacks designated lot’s front line.

B.3 15 ft for portion of structures above 13’ to a max 40 ft.
B.3.b additional 3 ft for every 10 ft above 40 ft height

Setback Exceptions

Decks with open railing up to 5 ft to property line per
23.47A.014.E1.a

Eaves, cornices and gutters up to 18 inches per 23.47A.014.E.2
Fences, freestanding walls up to 6 ft per 23.47A.014.E.2

Bicycle Parking

23.54.015. Table D (D2) Residential Long Term 1 per dwelling
units, and SEDU; after first 50 space additional are required at
ratio 3/4

Residential Short Tem 1 per 20 units

(A1) Commercial Long Term 1/5,000 sq.ft.

(A1) Commercial Short Term 1/1,000 sq.ft.

(A6) Commercial Long Term 1/4,000 sq.ft.

(A6) Commercial Short Term 1/2,000 sq.ft.

Utility Setbacks

14ft to overhead power lines




ZONING MAP

The street facing blocks on 15th Avenue NW starting
from Ballard Bridge to Holman Road is currently
designated as Neighborhood Commercial and
recently rezoned to 55 height. Typical land uses

in this zone include grocery stores, coffee shops,
service offices, medical facilities and apartments.

City code defines NC as supporting/encouraging

pedestrian oriented shopping area that encourages a

full range of household goods and services including:

+ variety of small to medium sized neighborhood
serving businesses

+ continuous storefronts along the front lot line

* an atmosphere attractive to pedestrians

This designation is typically found on sites that are

characterized by the following:

» located on streets with good capacity such as
principal or minor arterials

+ lack strong edges to buffer residential areas

* a mix of small to medium size parcels

+ limited or moderate transit services

Adding the designation of the pedestrian zone means

that the area should:

» preserve areas that offer a mix of street level
pedestrian oriented destinations

+ identifies/encourages areas that have the
potential to transition to pedestrian oriented
business district

* encourages more walking, biking and transit use

In pedestrian zones, residential uses may occupy no
more than 20% of the street level facade. Buildings
cannot have large blank facades at the pedestrian
facing street level, and parking must either be under
the building or behind it. The zoning immediately
west of the site is SF 5000.

Pedestrian
Zone

SF 5000

Seattle

Parksl =t 1
: SITE

NC2P-55 |
Pedestrian |
— Zone :

- —

Pedestrian | |
Zone
e 4

CURRENT ZONING

This area is designated with M (medium) MHA.

Project No 3032621-EG « Early Design Guidance-Meeting 2 « February 1, 2021
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from EDG#1
NEIGHBORHOOD ZONING SURROUNDING USE

y 4 NW73RD ST
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PROJECT \
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SINGLE FAMILY RESIDENTIAL (SF-5000) SINGLE FAMILY RESIDENCE PARK / OPEN SPACE

. NEIGHBORHOOD COMMERCIAL (NC) COMMERCIAL . RELIGIOUS
. MULTI FAMILY LOWRISE (LR) . MULTI FAMILY RESIDENCE . EDUCATIONAL
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AERIAL VIEW

11 _ Nesttun Apartments
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TOWNHOUSES (new construction)

1. Townhouses / Live Work, NW 69th St. &15th Ave. NW
2. Townhouses / Live Work, NW 73rd St .&15th Ave. NW

Townhouses are typically built in two rows on the lot,
with the units along street containing the live work
spaces. The architectural language uses the roof line
to create visual interest and scale, as well as facade
modulation and color. Large windows provide light
within these units, which have narrow widths of about
20 +/- ft.

NEARBY MULTI-FAMILY PROJECTS

EXISTING APARTMENT /CONDOMINIUM
BUILDINGS

3. Brubaker Apartments (1948)
4. Nordvest Condominium (2002)

One of the apartment buildings constructed after WWII
is a two-story structure with parking toward the street.
The condominiums constructed in the early 2000’s are
built on single or double lots with commercial spaces
or a lobby at street level. The buildings have a mixture
of design features.

MIXED-USE BUILDINGS (new construction)

5. Belay Apartments (Johnston Architects)
6. Talta Development (NK Architects)

With the increased demand for housing close to

downtown, four large multifamily developments

have been constructed in the last five years. The
architecture features modulated massing, simple
shapes and lines. Street level uses include small
commercial spaces and/or live/work units.

Project No 3032621-EG e+ Early Design Guidance-Meeting 2 ¢ February 1, 2021
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CONCEPT 1 from EDG#1
CODE COMPLIANT

M

CONCEPT 1 is designed so that it is visually perceived as 4
separate buildings on the east and west elevations to break
up the overall massing. Each segment is characterized by
horizontal bands of balconies and glass at openings, and
cladding of panels and vertically oriented wood.

FEATURES
» the residential lobby is situated in the NE corner of the
building with

* an open stair located at the south end of the building for
visibility and sun exposure.

« the commercial space is next to the live-work units
creating linkages to the street.

» upper two floor set back for the existing overhead power
lines.

» there is one balcony that creates a distinct design feature
on the east side

* balconies on the west elevation are grouped into bands
of 3 to reinforce the distinct building segments.

PROS

* The open stair in the NE corner creates a visual interest.

« Commercial spaces at SE corner creates strong street
related element, connection to the public.

CONS

» 2nd floor 10 ft from property line.

» Residential lobby removed from strong corner with
commercial space.

» Elevator and lobby cluster separated from Waste &
Recyclable Room making is less convenient for everyday
use and handicap approach.

CONCEPT 2 from EDG#1

™

CONCEPT 2 is characterized by a division of the overall
perceived mass into 2 parts, one longer and one shorter
at the north end. The longitudinal impression of building is
anchored by the central stair tower, which creates strong
vertical element. The west side has longitudinal band of
balconies, with patterned railings to create visual interest.
The corner of SW 70th St. and 15th Ave NW has more
differentiation between the floors than option 1.

FEATURES

» the residential lobby is situated toward the SE corner of
the building next to the commercial space.

* an open stair leads to the open terrace at the top floor,
terrace is centered within the overall building.

+ the commercial space is next to the live-work units
creating linkages to the street.

« upper two floor set back for the existing overhead power
lines.

PROS

» Clear definition of commercial and residential area at
street level.

» Creates visual interest with dynamic SE corner.

» Architectural accent with open roof top stair.

CONS

« The compositional ideas may be overpowering.

» First residential floor 10 ft from property line.

» Upper roof terrace with open railing with less privacy.

DEPARTURES

* Minimum height of the last three or two live work units
below 13 ft floor-to floor.

» Commercial use depth at corner location has depth of
more that 30 ft measured from the NW 70th St. and less
measured from 15th Ave NW. One of the live work units
will have a depth that is less than 30 ft.

from EDG#1

CONCEPT 3
PREFERRED

4

CONCEPT 3: responds to the linear nature of current
development trends along 15th Ave NW. The residential
lobby is located between the commercial space and the live
work units with an entry plaza, and creates a band of street
level transparency/visual connections and opportunities

for activities. The exterior materials create a continuous
street level experience and define the zones between the
commercial space and the residential units.

FEATURES

» The set back at the upper levels as required for the
overhead power lines is used in a creative way to integral
part of the design.

» The corner of SW 70th St. and 15th Ave NW has materials
and massing that create visual interest and continuity from
one facade to the other.

+ The west side is given scale and texture with separate
balconies. The balconies also create depth on that facade.

PROS

« SE corner connected to street on both facades.

« The apartment units are setback to maximum required on
west side in consideration of privacy.

» Area of balconies is reduced.

« Common terrace at 6th level creates visual interest;
planting and screens provide privacy on west elevation.

» Well defined residential lobby with potential to connect with
the commercial space.

» Planting and screening adjacent to single family
residences.

CONS

« Blank wall at north property line.

DEPARTURES

* Minimum height of the 3 live work units below 13 ft floor-to
floor height.



CONCEPT 1 southbound 15th Ave NW

CONEPT 2 Southbound 15th Ave NW

CONCEPT 3 southbound 15th Ave NW

A

CON

ONCEPT 2 west

CEPT 3  west

Project No 3032621-EG

* Early Design Guidance-Meeting 2 ¢ February 1, 2021
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EDG MEETING 1
PRIORITIES & BOARD RECOMMENDATIONS

EVOLUTION OF DESIGN

The evolution of the design was focused on finding the optimum balance between
size and scope considering the neighborhood surroundings, a viable functional program
and construction budget. The project started on a lot of 8,880 sf, expended to 26,651
sf and was reduced to 13,321 sf almost exactly 50% reduction. The development team
went through an extensive feasibility study of the current market and residential needs,
investment opportunities and construction cost. The proposed revised building responds
to the comments given by the design board and feedback from the community. The
reduced size will better fit in the site while keep the project vital. The design uses the
constrains coming from code regulations and existing features as a starting point rather
than dictating principles.

1. MASSING OPTIONS & ZONE TRANSITION

A. The Board unanimously recommended the project return for a second EDG
meeting. The Board was disappointed that the massing options appear to be primarily
developed in response to zoning and power line constraints, rather than the shape of
the site, zone transition and grade change. The Board ultimately recommended further
development of a hybrid massing option, a combination of Option 1 and Option 3, that
thoroughly responds to the following guidance. (CS2-D, DC2-A, CS1-C)

Response: A second EDG meeting will be attended.

» The length of the building is reduced significantly and responds to topography
with two distinct massing volumes that are lower in scale along the 15th Ave
facade.

» The project is of similar scale with adjacent/neighboring buildings creating a
strong urban edge along 15th Ave.

» The power line setback creates an opportunity to step the facade back from the
street edge on 15th Ave.

* The massing creates visual interest and relief on the east, south and west
elevations.

. Initial
1st EDG
Current

N
v

Facade steps back
at upper level

Facade steps back
at upper level

WEST / SOUTH VIEW



B. The Board was not opposed to the upper-level terraced setback as a
sensitive solution to the single-family zone transition, but would also like to see
vertical recesses to break up the perceived length of the mass — similar to the
examples provided in the EDG packet. Ultimately, the hybrid massing option
should include the vertical recesses of Option 1 as the primary massing move
and the upper-level horizontal setbacks of Option 3 as the secondary massing
move. The Board specifically prioritized Design Guideline CS2-D, Height, Bulk
and Scale, and DC2-A, Massing. (CS2-D, DC2-A)

Response: There is a strong vertical recess on both the east and west
facades to break up the perceived mass.

C. The Board prioritized Design Guideline CS2-C-1, Corner Sites, and noted
massing concept and expression should wrap the southeast corner. The Board
was concerned that the south fagade along NW 70th St reads as the end of the
building rather than a corner. (CS2-C-1)

Response: The main massing volumes wrap around the corner of 15th and
NW 70th, and are also visible on the west elevation creating continuity on all
facades.

South Facgade East Facade

EAST / SOUTH VIEW

EAST / SOUTH VIEW

Vertical
Recess

Vertical
Recess

WEST / SOUTH VIEW

* Dividing in two interconnected elements
* Void used active element

* Interwoven planes

* Accent vertical bay window

Massing
wraps corner

Project No 3032621-EG

WEST / SOUTH VIEW

* Early Design Guidance-Meeting 2 ¢ February 1, 2021
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D. The Board specifically prioritized Design Guidelines CS1-C-1, Land Form, and CS1-C-2,
Elevation Changes, and directed further development of a mass that steps with grade along 15th Ave
NW. (CS1-C-1, CS1-C-2)

Response: The massing was developed so the structure reads as two volumes stepping up in
response to current grade and is reinforced through the design of the top floor and extended canopy.

E. In response to public comment, the Board directed further study of the single family zone
transition and relationship to the existing single family structures. The Board encouraged the
incorporation of vegetative and material screening. At the second EDG meeting, the Board would like
to see dimensioned sectional studies through the proposed development, screening features and
adjacent single family sites. (CS2-D)

Response:

Planted areas and landscaping soften the building edges and vegetated screening will be on the
west facade. The space of shoring wall below ground at property line will be used to build wood fence
or decorative lattice for crawling vines to enhance the single family properties. The prroposed __height
of 8 ft above ground is a feedback from the property owners.

wood fence or decorative
lattice 8’ above grade

PLANTED AREAS ON WEST FACADE

F. In agreement with public comment, the Board did not support the numerous balconies proposed
along the west facade due to the sensitive zone edge transition and impacts to the privacy of residents
on adjacent sites. The Board also recommended pulling back rooftop landscaping from the edge of the
structure to further reduce impacts on the adjacent single family sites. (CS2-D-5)

Response: Balconies have been removed, there will be landscaping as shown. The usable rooftop
terrace is situated away from west side bordering the single family properties.

G. In agreement with public comment, the Board was concerned with shadow impacts on the
adjacent single family sites. The Board specifically prioritized Design Guideline CS1-B-2, Daylight and
Shading, and stated the west fagade should be modulated to break up the mass and increase access
to daylight on adjacent sites. Provide an updated shadow study at the second EDG meeting. (CS1-B-2,

DC2-C-3)

Response: The west facade is modulated and shadow study provided on page 41
H. The Board directed further refinement of the roof line in a manner that breaks up the perceived
length of the mass. (CS2-D-3, CS2-D-4, DC2-A, DC2-B-1).

Response: The building is half as long as before, so overall mass is significantly reduced. The roof
line steps back from the facade, and has been articulated with both massing and a band of weathering

steel.

Articulation of
roof line

EAST / SOUTH VIEW

WEST / SOUTH VIEW

|. The Board specifically prioritized Design Guidelines DC2-B, Architectural and Fagade
Composition; DC2-C, Secondary Architectural Features; DC2-D, Scale and Texture; and DC2-E,
Form and Function. The Board supported the design direction depicted in the rendering on page 51
of the first EDG packet, this level of detail is acceptable for the second meeting, including fenestration
patterns, openings, and texture. (DC2-B, DC2-C, DC2-D, DC2-E)

Response: Renderings are developed as shown on pages 48-49 with design features annotated..



2. COMMUNITY CONTEXT

A. In response to public comment, the Board prioritized Design Guidelines CS3-A, Emphasizing
Positive Neighborhood Attributes, and CS3-B, Local History and Culture, and strongly encouraged the
applicant team to continue public outreach efforts as the design develops. (CS3-A, CS3-B)

Response: An additional meeting was held with the representatives of the neighbors following EDG

meeting 1 for introducing the project in more detail to the community and listen to their comments.
3. PEDESTRIAN EXPERIENCE & STREET-LEVEL

A. The Board was concerned that the extreme horizontality of the mass has the effect of
pushing down the ground level and necessitates the requested departure from floor-to-floor height
requirements. The Board stated that the ground-level should appear to lift or open up, and was not
inclined to support the departure. (CS2-B-2, PL3-C)

Response: The departure is no longer requested.

B. The Board heard public comment about breaking down the long elevation and did not support
the 300-foot unarticulated edge at the ground-level along 15th Ave NW. The Board directed further
consideration of the pedestrian experience. The Board requested more detailed drawings depicting
additional pedestrian-level and streetscape detail at the second EDG meeting, including ground-level
sections and enlarged elevations. (PL1-B, PL2)

Response: The building is now 150’ long instead of 300’ and is broken into distinct volumes at the
street level. The live/work spaces are in the north volume, retail space at the south. The two volumes
are separated by the entry lobby for the residences

Distinct volumes at
street level

WEST / SOUTH VIEW

EAST / SOUTH VIEW

C. In response to public comment, the Board stated the design should provide a strong community
presence at the corner. (CS2-B-2, PL3)

Response: The corner is designated as a commercial space with glazing on both elevations and
there are opportunities for art on the wall between the garage entry and the commercial space.

Entries to commercial,
live-work, residences and
garage

EAST / SOUTH VIEW WEST / SOUTH VIEW

D. The Board specifically prioritized Design Guidelines CS2-B, Adjacent Sites, Streets, and Open
Spaces; PL2-B, Safety and Security; PL3-A, Entries; PL3-B-Residential Edges; PL3-C, Retail Edges;
and DC1-A, Arrangement of Interior Uses. (PL2-B, PL3-A, PL3-B, PL3-C, DC1-A)

Response: Analysis is provided under Massing Concept and Building Elements.

» The parking is now all interior inside the structure.

» The roof over garage is not usable.

* Fence along the west property line is proposed on top of the bioretention planter.

» There are no building elements that will be easily accessible that can also be used to trespass
to neighboring properties

» Further lighting plan will be prepared

» Special attention is given to the treatment of the SE corner in order to create an identifiable
urban edge, and activity/transparency at the ground level on both street frontages.

* Residential entry is defined with the strong the massing recess and material selection.

Project No 3032621-EG e+ Early Design Guidance-Meeting 2 ¢ February 1, 2021
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T

SE Corner

PEDESTRIAN EXPERIENCE

15th AVENUE NW Elevation

15th AVENUE Section




Residential Entry

Talta Development 7530 15th Ave NW

NW 70th STREET SW Corner
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4. ACCESS & SERVICE USES

A. In response to public comment, the Board encouraged the applicant to engage SDOT regarding
the reconsideration of their recommendation for vehicular access. If their recommendation changes,
the Board requested vehicular access alternatives be presented at the second EDG meeting. Each
alternative should include more information on pedestrian impacts and sight lines. (DC1-B).

Response: SDOT supported the parking entrance from 70th Street rather than 15th Avenue.
An entrance from 15th will be too close to the intersection. The traffic volumes on 15th Avenue are
approximately 20 times greater than 70th Avenue with posted speeds greater on 15th Avenue. The
access onto 70th Avenue would provide a good LOS (level of service) for exiting vehicles and then
transition smoothly to 15th Avenue safely via a signal that has safe pedestrian crossing phases per
preliminary traffic study by Gibson Traffic Consultants. If the development was forced to take access
off of 15th Avenue, there would be potential queuing conflicts. The cars shall take a right turn as
the lane is such and drive around the block which will increase the vehicular traffic in the residential
streets.

B. In response to public comment, the Board specifically prioritized Design Guideline DC1-B,
Vehicular Access and Circulation, and DC1-C, Parking and Service Uses, and stated vehicular access
should be designed to minimize impacts on the pedestrian experience. The project should incorporate
landscaping and site design cues that promote pedestrian safety, particularly as it relates to the
garage entry. (DC1-B, DC1-C)

Response: The following design tools are proposed:

» Sight triangles

» Specialty paving at curb cuts approved by SDOT

» Adequate overall lighting with higher light levels for pedestrian areas
» Driveway and traffic convex mirrors

» Flashing alert bollards or pedestrian alert safety sign

¢
A
A
%
f
&
fi

Driveway safety signs Convex mirrors Flashing alert
bollard

C. The Board encouraged designing and programming the trash room for once-weekly service
to minimize the amount of truck traffic on NW 70th St. and reduce impacts on the pedestrian
experience. (DC1-C-4)

Response: The option of providing compactor was explored as advised by the Board. The

response from SPU was that compactors require the following

» On-street or alley staging, at an angle.”

» Front-load (overhead lift) truck — 24’ OH clear where dumpsters are serviced.

» Ifthere is no parking on a side of a street that solid waste would be set out, dumpsters cannot
be staged. That is the case on 70th, where there is only parking on the opposite side of the
street.

Responses provided by Angela Wallis, Senior Planning & Development Specialist, Solid Waste

Contracts Seattle Public Utilities.

» The community objects staging on the street as well.

D. The Board specifically prioritized Design Guideline PL4-B, Planning Ahead for Bicyclists, and
directed further development of convenient, secure and accessible bike storage. (PL4-B)

Response: Secure bike storage is located adjacent to the residential entry lobby. It follows the
recommendation to encouraging biking as a way to commute or use for leisure. A work bench is
provided for bike repair.

BIKE ‘ RESIDENTIAL
STORAGE LOBBY

Ample storage

work bench

Inviting location close to residential lobby.



ACCESS AND
CIRCULATION FOR
SERVICE USES AND
BIKES

Bike storage provides pops of color, activity,
visual interest and secure, convenient

GROUND FLOOR

Transformer at location
Vision triangles easy to service and install
larger than without exterior ducts.
required
< 50 ft off curb
No staging on ——— CARS
pick up day 1P R
. Waste & recycling
AN nside building
[ ]
Sortterm — Water service entry,/ : e 5 _ O §
commercial bike _ )
at location closeto | W =2
street main. » % :
; [
L |
L_.-"_"*— = e ""-_F:"f":; ._ _ _' ST T ——— wle ws = - — = ——
7 - ; , & \..
< e = : \" - = - = -
Bike storage, located conveniently
next to residential lobby, promoting
bike as means of transportation
and active lifestyle.
TOP FLOOR
Boiler
room
at high
point

Project No 3032621-EG

Electrical and

communication
EMR floor 2,3 and 4,
on roof custodial on 5
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EXISTING STREETSCAPE

NC2P-55 e = — !

1913 house 1913 house converted 1905 house
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— . - commercial use
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& office e bac
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E A1 15TH AVENUE NW FACING WEST
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z Horizontal division of material Facade articulated with
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color and dens:e lower color relate to use. NC2P-55
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"""" NW 73rd St
=
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Rose 1912 Single | 3 level apartment Midas Car Repair I NW 73rd Street I Former car rental,
Condominium Family House with carport converted to restaurant NW 70th St
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A2 15TH AVENUE NW FACING WEST = |



EXISTING STREETSCAPE

Facade modulation through changes in
material and texture. Recessed areas create
illusion of separate buildings, color adds visual

NC2P-55 interest and scale.

AT —
£ (s
l 1 i_ '.! |

| HE | o IR )
e
e

Portalis Wine
Shop

2017 Lillehammer Apartments, 5 levels Brunswick &

Srunewio | Nw 70th Street |
unt Fu

B1 15TH AVENUE NW FACING EAST

Bay windows create modulation
and act as canopy for additional
protection from weather.

g ¥
NW 73rd St
=
z
2
<
- = =
I NW 73rd Street I 2017 Live/Wor 1908 single Two 1944 single family Pho Viethamese Water Wheeler 2
townhouse, 4 levels family house houses Restaurant Lounge
NW 70th St
B2 15TH AVENUE NW FACING EAST Sy
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EXISTING STREETSCAPE

SITE
Large evergreen 6 ft grade
and deciduous change.
______ NC2P-55

lot(s).

1
[
[
trees in adjacent N
[
[
[
[
[
[

I 16th Avenue NW I Single family houses 1 & 1/2 Grumpy D’s Cafe & parking lot I15th Avenue NW
level built in the late 1920’s

C1 NW70TH STREET FACING NORTH

SITE Masonry facade with large
: punched openings connect
1 retail with street.
1
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NC2P-55

& 77 Il \\ NSO

I 15th Avenue NW I Brunswick & Hunt Triplex
Pub

C2 NW70TH STREET FACING NORTH

2 2

[0} ()

z Z

N e

8 5
c1|™ C2
>
D1 D2

NW 70th St




EXISTING STREETSCAPE

NC2P-55

1913 Single Family House I | 16th Avenu NW I

D1 NW70TH STREET FACING SOUTH

_NC2P-55
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Portalis Wine Sho . . c1l™ Cc2
P I 15th Avenue NW I Shell Gas Station and Convenience Store - >
D1 D2

NW 70th St

N2 NW70TH STREET FACING SOUTH
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CONCEPT 1
CODE COMPLIANT

CONCEPT 1 explores the idea to visually perceive the
massing as 4 separate buildings on the east and west
elevations. Each segment is characterized by cladding
panels and vertically oriented wood and glass openings.

FEATURES

* Three entries on the pedestrian oriented street - 15th Ave

* One big commercial space in the SE corner and 2
smaller grouped in the souther portion.

» Distinct two bay windows on south side.

» Parking entry at the SW corner.

PROS

» Breaking the massing adjacent to for the neighboring
single family zone.

« Commercial spaces at SE corner creates a strong street
related element, connection to the public.

« Common terrace on 6th level with dog walk area is
located opposite the quieter residential area.

* No balconies or terraces proposed on the west side
facing the single family properties.

CONS

» Parking entry next to the single family property.

* More complicated MEP.

» The west side is pushed to the limit of zoning code
because it is preferred rather than creating opportunities
for usable terraces.

CONCEPT 2
CHECKERBOARD

CONCEPT 2 is characterized by a playfulness of accent
areas that bring the scale of a single residential unit.

FEATURES

+ Creates the sense of a single residential unit in the multi
family structure.

» Larger space for short term bike parking next to the
garage entry.

« Common space on top roof.

PROS

+ Better defined residential entry.

» Creates visual interest with dynamic SE corner.

* Provides an option for bioretention planters pushed back
from the west end of the building.

CONS
+ The compositional ideas may be overpowering and too
busy.

» Upper roof terrace with open railing has less privacy.

CONCEPT 3
PREFERRED

CONCEPT 3: responds to the directions of combining options
1 and 3 from the 1st EDG meeting. It elevates the idea of
visually separating the building horizontally into 2 distinct
volumes that wrap around the building corner weaving
togehter horizontal unifying elements.

FEATURES

* The set back at the upper levels as required for the
overhead power lines is used in a creative way and is an
integral part of the design.

* The corner of SW 70th St. and 15th Ave NW has materials
and massing that create visual interest and continuity from
one facade to the other.

* The east side has a row of balconies.

* The commercial space and the live work units create a
band of street level transparency/visual connections and
opportunities for activities.

PROS

» SE corner connected to street on both facades.

* The apartment units are setback to the maximum required
on west side in consideration of privacy to adjecent
properties.

« Common terrace with large canopy creates visual interest;
planting and screens provide privacy on west elevation.

* Well defined residential lobby.

* Bike storage next to residential lobby promote biking as
means of transportation and recreation.

» Planting and screening adjacent to single family
residences.

CONS
* Blank wall at north property line..

DEPARTURES
» Four live-work units occupy 46% of the street-facing
facade rather than 20% allowed.
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SITE PLAN CONCEPT 1

3 Entries from 15th Ave

plaze

Residential plaza

Landscape area
Parking entrance
Corner comm.

plaze

Residential entry, bike storage
and LW street facing.
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MASSING CONCEPT 1
CODE COMPLIANT

Private balconies
accent the
modulation and ties
visually with the
upper roof band.

Commercial use
engages street

o level on both
o facades
) NW 70TH ST/15TH AVE Bay pop out and
o windows create
E vertical element.
S
<
C
2
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)
pd
4th, 5th and
6th floors
setback from
overhead
power lines
Perceived

building mass
broken into 4

SOUTHBOUND 15TH AVE NW

Roof terrace
on top floor

Recess areas

create rhythm
and texture

Building
perceived as
4 elements.

Segmenting

the building

by recess and
projection, and
use of contrasting
cladding materials.

WEST

-
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NW 70TH




SITE PLAN CONCEPT 1
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NW 70 St.
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Project No 3032621-EG e+ Early Design Guidance-Meeting 2 ¢ February 1, 2021

sjuaswpedy unjsapn I Ls



—

FLOOR PLANS CONCEPT 1
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ELEVATIONS & SECTION CONCEPT 1

T

Elevation EAST Elevation WEST
g- 17’ 14 ft. distance &
5 to HVL
&) 15 .
: : L ; iPrlvate
alconi
S © 5
© E E |
K in
o < M~

Elevation SOUTH Section A

1

Common Terrac-ew

Elevation NORTH Section B Single Family Properties Garage Commercial Space Commercial
with Accessory building
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MASSING CONCEPT 2
CHECKERBOARD
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= pattern sets
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SOUTHBOUND 15TH AVE NW

Residential
entry is well
defined

4th, 5th and
6th floors
setback from
overhead
power lines

Accent elements
enfold the
building

Roof terrace on
top level

Accent with the
size of residential
unit brings interest
and human scale

Bioretention planters
pushed back from
the west side

Massing is
modeled by !
prominent shapes
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SITE PLAN CONCEPT 2
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FLOOR PLANS CONCEPT 2
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ELEVATIONS & SECTION CONCEPT 2

Elevation SOUTH

Elevation NORTH

Section A

Section B

Single Family Properties
with Accessory building

14 ft. distance ‘
to HVL

.. Private

Common Terrace

' alconie&_
£ 7 ol
il iy gl

Garage

Commercial Space Commercial
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MASSING CONCEPT 3

PREFERRED
The corner of SW 70th St. and 15th
Ave NW has materials and massing Set back at upper levels as
that create visual interest and continuity  The west side is given Accent at amenity required for overhead power _
from one facade to the other. Itis scale and texture with  area lines is an integral part of the Material at terraces and canopy
connected to street on both facades separate areas. design. creates a dynamic accent

Nesttun Apartments |38

Common space Live-work

The project will have a unique identity complementing the pattern of buildings that create
strong street corners and distinctive edges to the street. The commercial space will
engage the corner of 15th Ave. NW and NW 70th St. and the live-work units will activate
the street frontage along 15th Ave NW.

NW 70TH ST/15TH AVE

SOUTHBOUND 15TH AVE NW



Roof terrace creates activity on the Guard rail design and

south corner; planting and screens modulation of roof line
provide privacy on the west elevation. break up massing at
theroof line.

The perceived mass of the building will be reduced through the use of: recessed entry
areas, glazing at street level, composition and material of balconies along 15th Ave NW,
step backs from the facade at the upper levels and the composition of openings.

The building facade emphasizes the uses occurring at each level, and the materials on the
facade will wrap around the corner at 70th and 15th Ave NE.

Bioretention planters at
property line to act as
buffer between the site

P et A
>, -é S

Green accent corner creates a
and visual break between parking

the adjacent properties. access and the residential uses.
cornercorcooptionslighting

Project No 3032621-EG

* Early Design Guidance-Meeting 2 ¢ February 1, 2021

sjuaswpedy unjsapn I 69



Nesttun Apartments |40

m)nol d

————]

PROPOSED STREETSCAPE

Proposed streetscape along 15th Avenue NW

Proposed streetscape along NW 70th Street

Residential
Entry

Live/Work
Entries

Parking
Entry

NC2P-55

wulltiticivial

Plaza & Entry

NC2P-55




SUN PATH STUDY

16th Ave. NW

o MpgE K

M=

15th Ave. NW

SUMMER 9 AM

Toth Ave. NW

NW 70 St.

15th Ave. NW

wvorl 1z g

SUMMER 4 PM

NW 70 St.

WINTER 10 AM

NW 70 St.

WINTER 3 PM
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16th Ave. NW

15th Ave. NW

16th Ave, NW

15th Ave. NW
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Garage below ground
Fence or decorative lattice
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Elevation SOUTH

16th Ave N

Elevation NORTH

15th Ave NW

Garage entrance

Art

Commercial

15th Ave NW
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SECTION A

P

wood fence or | concrete wall

decorative lattice 4.7’ -7.5’
8 above grade avgerge 6’

Single Family Properties with
Accessory building

The sections illustrates the silhouette of the urban plan with the increase height
and massing allowed in NC2P along 15th Ave NW. The contrasting urban scale to
the west is separated with a planting area to soften the transition. The perception
of the structure is reduced by assembling distinct separate volumes rather than a
monolithic wall. The windows are smaller, the treatment of the elevation, the step
back of the upper levels and the selection of materials soften the transition.

Garage

Commercial Space

Commercial



SECTION B

Single Family House

wood fence or | concrete wall
decorative lattice 4.7’ -7.5’
8 above grade  avgerge 6’

Garage

Private
_balconies

Live-Work

Project No 3032621-EG

Mixed-Use Building
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MATERIALS AND ELEMENTS CONCEPT

Perforated metal panels at edges
brings visual interest. The material
can be used for art panels and
guard rails.

Continuity of decorative materials:
perforated metal repeats on all building
facades.

considering reopening in the new building.
The new cafe may retain elements from
the existing building, such as signage and
artwork.

The commercial corner creates an identifiable = | = AR N . . _
o ~B.E Identifiable residential entry with

urban edge and activity/transparency at the _
ground level on both street frontages. materials such as wood and glass.




MATERIALS

Exposed concrete gives Steel develops patterns
the building base mass and from moisture in the

weight, control joints and atmosphere which give
rustication provide detail each piece a unique look
and texture. and beautiful richness.

(C) Cedar brings warmth (©) Cement panel with
and texture to the project ~ accented scoring
facade, and has been creates illusion of depth.
used as a primary building
material in the Pacific
Northwest for centuries.

DOG RUN

ROOF TERRACES Dog run provides outdoor space for people and pets.

Planters help to shape and soften edges at the landscaped
terrace/common area, and screen views to residential
properties.

Project No 3032621-EG
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LANDSCAPE DESIGN - STREET

MEDIUM SDOT APPROVED

STREET TREE IN R.O.W. PLANTING
STRIP WITH NATIVE/DROUGHT |

TOLERANT PLANTINGS (TYP.)

LOW PLANTINGS TO
BEAUTIFY PARKING ENTRANCE

RECTANGULAR PAVERS IN
R.O.W. PLANTER FOR
BENCH OR CAFE

STYLE BAR SEATING

SMALL ORNAMENTAL TREE
— WITH NATIVE/DROUGHT
TOLERANT PLANTINGS (TYP.)

RECTANGULAR PAVERS AND
LOW ENTRY PLANTINGS AT
RESIDENTIAL ENTRANCE

IR

Tk

SMALL/MEDIUM SDOT APPROVED

STREET TREE IN R.O.W. PLANTING
~ STRIP WITH NATIVE/DROUGHT

TOLERANT PLANTINGS (TYP.)




LANDSCAPE DESIGN - ROOF

Horz.. ScreeN
feNce (TYP)

B10 - RETENTION

4'HT. CONCRETE BIO-RETENTION
PLANTERS W/ 6' HORIZONTAL
BOARD SCREEN FENCE

AND NATIVE TREES

SN
DN

5
7

QTR
AOLAN

PLANTER (THP)

AND PLANTINGS (TYP.)

o

LIVEROOF GREEN ROOF SYSTEM:
2'-0"x 1'-0" TRAYS W/ 4" DEPTH
PLANTING MEDIUM COMPRISED OF
NATIVE & DROUGHT TOLERANT :_j
PLANTING SPECIES (TYP.)

ROOFTOP DECKING

W/ OUTDOOR FURNITURE, || [~

FIRE PITS AND PLANTERS

TO CREATE MULTIPLE
SEATING/DINING/ENTERTAINING -
AREAS (TYP.)

COMMUNITY SPACE:
| PEDESTAL SET PRE-CAST CONCRETE
PAVERS W/ OUTDOOR FURNITURE
AND PLANTERS

Project No 3032621-EG

W7

ENCLOSED DOG RUN ARE
WITH ARTIFICIAL TURF Al
BENCH SEATING (TYP.)
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RENDERINGS

(&) Visual interest with pattern and rhythm of
openings

: @Orientation and
l .. Ii ~ T combination of
% 1 : materials creates visual
Accent panels interest
add layera of texture
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@ Canopy design @Distinction between
@ G identifies entrieand commercial and residential floors
commercial space



RENDERINGS

@Modulation of massing is achieved with set
back upper levels with variation at the roof
line and use of contrasting materials.

@The entrance to the building
is clearly defined with a canopy,
signage and lighting

@Example of facade
composition and material
wrapping building corner.

@The live/work spaces will have transparency and

human scale detail at the ground level in terms of
door size/scale, glazing and signage.

Project No 3032621-EG

gm um
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PROPOSED DEPARTURE

1. SMC 23.47A.004.G.2 Uses on Principal Pedestrian Streets.

Reference

In pedestrian-designated zones, live-work units shall not occupy
more than 20 percent of the street level street-facing fagade along a
designated principal pedestrian street.

Proposed
Four live-work units occupy 46% of the street-facing facade.

Rationale

Small commercial spaces are emerging in the planning of both the
current and post-pandemic “new normal”’. These spaces are a way of
offering small business owners or remotely working employees a safe
and affordable work place. Smaller commercial spaces that are located
in neighborhoods can be used not only by small business owners

but can also serve larger organization by bringing services closer to
customers and/or clients. For example, a larger company may have a
remote main office, but smaller satellite offices that are tailored toward
a particular region or neighborhood.

The Nesstun project has four (4) 750 SF live/work commercial spaces
located north of the residential lobby. These spaces are in compliance
with the current zoning code provisions. The requested departure,

if approved, will provide residential amenities such as a kitchen and
laundry and be approved as a live-work space. Space can be used as
either full time residence or part time in case of emergency or traffic
disruption, power outage or other unplanned natural events.

The design of the exterior remains the same, the live-work units create
human scale spaces at the street level and provide opportunities for a
regular pattern of glazing, signage, canopies and openings to enhance
pedestrian experience.

29°-9"(20%) Code Compliant

NV

68’-2"(45.8%) Proposed

148’-8” Street Facing Facade

v

A 4

N

_____________

LIVE-WORK DEPARTURE

@] |
In[@ Ea]i

Illlllmm
Ei

CODE COMPLIANT SMALL COMMERCIAL

24’_2”

The proposed use will enforce design
concept DC1 Project Uses and Activities:
Optimize the arrangement of uses and
activities on site and more specifically
DC1-A-3. Flexibility: Build in flexibility

so the building can adapt over time to
evolving needs.

Demising walls may be designed as non-
bearing and uniting two units will be fairly
easy complying with Building and Zoning
Code.

LIVE-WORK SPACES-

Bedroom
Loft
Flex

1 7’_2”

42-4”

Ancillary
Space
Storage
Office

1 77_2”

42-4”




Human scale entry, canopy, opportunities for personalization at live-work spaces
promotes DC2-D Scale and Texture and personifies

DC2-D-1. Human Scale: Incorporate architectural features, elements, and details
that are of human scale into the building facade.

Project No 3032621-EG
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