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development objectives

The project objective is to develop two buildings. The west building would be a mixed-use structure and would be sited at the
west property line fronting Roosevelt Way NE. The building footprint would be approximately 80' in width along Roosevelt
Way and 36' in depth, with a 4' building overhang to the east, along NE 56th Street. The building's organization would as five
"live/work" units. Each unit would have a proposed short plat to create an individual lot. Each of the five "live/work" units
would have a ground floor commercial space, of approximately 16' in width by 36' in depth for a proposed commercial square
footage of 458 sf, or a building total of 2,290 sq. ft. The commercial space interior floor to ceiling height would be 13'. There
would be a storefront entry door on Roosevelt Way NE, as well as a residential entry door along the interior auto court.

In the west "live/work" building, the second floor of each unit would be living/kitchen areas, and the third and fourth floors
would provide four bedrooms and four bathrooms. The approximate square footage of residential space would be 8,733 sq.
ft. The proposed building height would be 44'.

The east building would be parallel to the west building, with a footprint of approximately 80' in building depth and 28" in width,
with a building overhang of five feet to the west. The two buildings are separated by 22' at the ground level, and 13' for the
upper floors. There is a proposed access driveway from NE 56th Street to the interior auto court. Eight covered parking
spaces are provided at ground level of the east building, as well as two surface parking spaces along the site's southern
property line.

The east building consists of five townhouse units. Each unit is approximately 16' x 33' footprint, with the first floor consisting
of parking and storage, second floor is entered at grade along the alley and comprises the living and kitchen areas, with the
third and fourth floors of bedrooms and bathrooms. The residential square footage would be approximately 7.484 sq. ft., with
storage of 1,106 sq. ft., and parking occupying 1,147 sq. ft. The building height is proposed to be 44' at the auto court, and
approximately 34" at grade along the alley.

There are no potential requests for departures from development standards.

Project Data

West Building
5 Residential Units 8,733 sf
5 Commercial Units 2,290 sf

East Building
5 Residential Units 7,464 sf
10 Parking Spaces
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site analysis - existing site 2

vicinity map

The site is located in northeast Seattle's Roosevelt neighborhood, at the southeast corner of Roosevelt

mv FE o " = far B W e ) S Way NE and NE 56th Street. Roosevelt Way is a principal arterial with one-way southbound traffic, and
= o : | 1] ._._il- @) “TAf | 56th Street is a residential street at the site. The vicinity slopes generally to the south and west.
Eeo FRry=w 0 ara| - ¥ . o AR T | R
- T e ¢ et AT ELE - Toed L The site is zoned Neighborhood Commercial 2 with a 40-foot base height (NC2-40). Properties along
- PSP e n ; ”_.,__4 B 1 ELa ey s T . ol Roosevelt Way NE to the north and south are zoned NC2-40. The corridor's east side transitions to
AL Ly m Ty TR | e R | R e § | residential Lowrise 2 (L2) less than a block to the north. On either side of the corridor, land is zoned Single
P e e e S e e = e Rl E R B Family residential with a minimum lot size of 5000 sq. ft. (SF 5000). To the southeast across NE 55th
WENEE R EEAREE N AN R M e 2 ¥ v Street, land is zoned Lowrise 1 (L1).
=l ] . $4 ¢ 14 ‘,.1.\‘_ ., . <7 L ey m_ -
T ar] . M_ g |- AR SR oo W6 5 MR IR S Development in the vicinity reflects its zoning, through most does not approach full zoning potential,
: b-AL T M T g L 4 T i suggesting that the area could experience substantial future redevelopment. The Roosevelt Way NE
ety H ; S e, | = ..““ 00y corridor is characterized by los commercial and apartment buildings, as well as the occasional single family
A el T b P ,_ *JEETTY e L &E ) 5, ____ 1 house. To the east and west of the corridor are single family neighborhoods. University Way NE to the
_ R e t e~ et 0, R R A i BN i S ] east has a concentration of pedestrian-oriented mixed use structures.
i Fhier Joape ' MY " - 4 ._. | -
m_m._m _ﬂ.Oﬂmm(mhr_._. éxh.{. th S S s AT S s |40 The site measures about 80' x 94'. Due to the substandard 10’ alley width, 3' of the eastern portion of the
ETEN i ' TR Ml ool m e N A 00| 4 8 property must be dedicated to the alley. This results in a site area of approximately 7,480 sq. ft. The site
BlE R ST N Nt el slopes gradually to the west, about 10 feet in all. No portion of the site is designated as an Environmentally
_ ! LAY (SISt R M PesEttire Critical Area on City maps. The site was originally occupied by two homes, but these burned in February,
) ; _ &y - N Ml | 2005, and have since been demolished, leaving only the orginal detached garages. No landscaping
= MR R PEST f rEisi taaan . £ iy remains on the site, and the adjacent property to the south is supported by a rockery, apparently at the
o= SN : i Ny B A1) W e (i AR property line. There are existing curbs, existing street trees on Roosevelt Way, and sufficient width to
= . ) , [0 T 2 3y i et B, 3 1 accommodate full sidewalk improvements.
H il ) O s Y 8 F i am7 H___.. ___f. 1 Ji The site is served by public transit. Metro routes 66/67 and 79 pass in front of the site along Roosevelt
preati o 1 8 i T = R n | 2oy (S O | Way NE and on 11th Ave NE. Other lines run along 15th Ave NE, within walking distance of the site
T iace Rkt B v i Vst [y

Site Data:

Site Address: 5518 ROOSEVELT WAY NE

Zone: NC2-40
Overlay: N/A
Site Area: 7,722 SF

Parcel Number: 3589500230
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site analysis - existing site
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The project site is located at the southeast corner of NE 56th Street and
Roosevelt Way NE. The site has a 10% slope running east to west along NE
56th Street, then the topography becomes a relatively flat plane from
Roosevelt Way NE to I-5. Roosevelt Way NE is a connecting arterial street. It
runs parallel to I-5, but much pre-dates the highway, as this street has
historically connected the more northern neighborhood centers, such as Maple
Park and NE 65th Street, with the University District and by bridging Lake
Union at the Montlake cut, Roosevelt Way NE ends by becoming Eastlake
Avenue East.

USES

Roosevelt Way NE serves as a neighborhood commercial spine, connecting
both large and small neighborhood centers together, but the character of the
street changes all along the way, accurately reflecting each neighborhood.
Between NE 50th Street and NE 65th Street, Roosevelt Way NE has a
low-scale, low-density character. Single-family homes, most built in the 1920
and 1930's, and one-story commercial enterprises, such as restaurants or
used-car lots casually co-mingle along Roosevelt Way NE. While the
east-west cross streets have mature trees and shrubs that contribute to a
sense of a pleasant, established neighborhood, Roosevelt Way NE is a busy
conveyor of car and bus transportation.

S

At the project site, a slight grid shift occurs as NE 56th Street intersects
Roosevelt Way NE. On the northeast corner of the intersection there is a
one-story auto repair shop with surface parking lot, on the northwest corner is
a single-family residence, on the southwest is one-story restaurant, also a with
surface parking lot. Abutting the project site is a single-family residence with a
rockery wall along the east-west property line. At the project site, there are two
mature street trees which will remain. Currently, the site is a vacant lot
measuring approximately 80' fronting Roosevelt Way NE, and 95' along NE
65th Street.
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urban design analysis 5

street photos
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roosevelt looking west

ne 56th street looking south
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massing option 1 8

Code-driven alternative maximizes the building
envelope attainable with no development standards
departures. The occupancy of level one at grade is
street front retail spaces along Roosevelt Way NE,
with a lobby entrance for the residence levels above
accessible at grade from NE 56th Street, and finally
all parking is handled at the rear of the lot, accessed
from the alley. The three upper level are residential.
Each floor would contain one-bedroom apartments in
a double-loaded corridor configuration with elevator
in the center and stairs at either end of the corridor.
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massing option 2

Option 2 requires development standards departure
for lot coverage. This configuration wraps the
residential apartments around a central, interior
courtyard that would be open to the sky through a
glazed greenhouse-type rooftop structure. The
structure is modulated to reduce the scale and
bulkiness of the building to better fit into the
smaller-scale structures in the immediate
neighborhood.

architects



preferred scheme option 3 10

Preferred Option The structure is modulated to reduce
the scale and bulkiness of the building to better fit into
the smaller-scale structures in the immediate
neighborhood.
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preferred scheme 11
SETBK

(15-0"FROM CL  1(-g"
NE 56th St D e
\ design guidelines

Roosevelt Urban Village Design Guidelines
Effective October 15, 2000
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-1  Pedestrian Environment
Improve the safety, comfort and visual quality of the pedestrian
environment in neighborhoos commercial areas.

lI-4 Height, Bulk and Scale
Retain a pedestrian scale of development, as experienced from
X public streets and sidewalks, in commercial areas.

BLDG ABV

Minimize the impact of commercial development on adjacent
residential areas.

8 PARKING SPACES

A-2 Streetscape Compatibility

Where building setbacks vary along the street due to required
street dedications, new developments are encouraged to
introduce elements that can help preserve the continuity of
adjacent street-facing building walls.

PL 80.44 FT
PL81.85FT

Paved Alley

15.0 FT REAR SETBACK ( FROM ALLE CL)

80-6" BLDG DEPTH

A-6 Transition between Residence and Street
Encourage the incorporation of separate ground-related
entrances and private open spaces between the residence,
adjacent properties, and the street.

Roosevelt Way NE

2 m_u>0m%

#

PL 95.44'

-
.
\ | o=

3-0° 32-0" BLDG DEPTH | DRIVE AISLE | 28-0" BLDG DEPTH
FUTURE s

mOE “W_IO__
NORTH Alley Dedication

D
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preferred scheme - street perspectives 12
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http://www.pdffactory.com
http://www.pdffactory.com
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preferred scheme
floor plans and elevations
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preferred scheme
floor plans and elevations

2nd floor plan
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preferred scheme
floor plans and elevations
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preferred scheme
floor plans and elevations

4th floor plan
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preferred scheme
building section 18

sl | | z _
=. 3 & g .
w = e =] |
= < 7 Ui 3 7 =}
4 1= @ =] o =
|| 5 &z g g
5z 3 8 55
s 3l g 2| | | 2 E
Wn.l = = = _ ) W—
. Aﬁ Iil - T _=-- - T T T ———_ SLOPE BONUS S T T T —— . SLOPEBONUS
———_ _ —— | _ _|_ _279B80=0O8306=14 | o T T T Tm—— ] | 43/36.0=.119/06=1.9'
_ 7 7 et —— /Fwsﬂﬂi d
. L0 ; f i ——
\AZ
- E
| | —
: f | — R-30 BATT INSULATION. = Gy y——
_ , , ] MIN 1* AIR GAP m
- _ V ALLOWABLE cLo ch ! .
[=%)
| f f ENVELOPE % - | ,.u
I , f i & I -
° | | ~ °
| 7 7 | 4THFLOOR
| , | | Frezss
. 7 | T :
1 ! ! . _|_ 1
| | | - |
Y — " U = D :
) , , > 5 INTERIOR ) 5
| | | > = W/ 5/8 " GWB. U.O.N. | >
' , , | | 1HR INTERIOR BEARING !
N 7 | _ _L _ ’ + 3RDFLOOR
_ , | _ _ _ FF 2146
| — I
R e =
[ R | 13 I | 2
] 7 ———_ _ PWDR = EIVINGROG! ;
7 - — = =) =)
| f | A | |
DECK y y
: , A " 2NDFLOOR
:206.25 1 7 s— — - = m | FF2056
M L IYPETCUNSTRUGTIUN N N M
. W [ - |—r / .
m _|_|_ LOWPOINTAT GARAGE Lﬂh\ m
6201 | 1: ﬁ . PARKING-PER . =/ |
N\ § SDOT GRADE z < -
| 'ﬂllilll K _ CALCULATOR | & b “_A _ .
. "" //// L 5/Qu TYDE ¥ C\WD e
l , , l"""‘l FE10785— — ./ BELOW STAIR : a
r W ﬁ , — e , — FE 3642 nl_l\ FIREBLOCK BTWN |
T T 6 1950 T _— STRINGERS @ TOP
_ f LOWPOINT AT B | 1 &BOT OF RUN |
: _ V V 23.0' FROM PL ; .— ADA LAY o ——  ASTFLAGR
| PER SDOT GRADE c:h | rrime
| | | | CALCULATOR — e | ———
. ! ! ! _ L e i B .
| | |

architects



