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developm
ent objectives

The project objective is to develop tw
o buildings.  The w

est building w
ould be a m

ixed-use structure and 
w

ould be sited at the w
est property line fronting R

oosevelt W
ay N

E.  The building footprint w
ould be 

approxim
ately 80' in w

idth along R
oosevelt W

ay and 36' in depth, w
ith a 4' building overhang to the east, 

along N
E

 56th S
treet.  The building's organization w

ould as five "live/w
ork" units.  Each unit w

ould have a 
proposed short plat to create an individual lot.  E

ach of the five "live/w
ork" units w

ould have a ground floor 
com

m
ercial space, of approxim

ately 16' in w
idth by 36' in depth for a proposed com

m
ercial square 

footage of 458 sf, or a building total of 2,290 sq. ft.  The com
m

ercial space interior floor to ceiling height 
w

ould be 13'.  There w
ould be a storefront entry door on R

oosevelt W
ay N

E, as w
ell as a residential entry 

door along the interior auto court.

In the w
est "live/w

ork" building, the second floor of each unit w
ould be living/kitchen areas, and the third 

and fourth floors w
ould provide four bedroom

s and four bathroom
s.  The approxim

ate square footage of 
residential space w

ould be 8,733 sq. ft.  The proposed building height w
ould be 44'.

The east building w
ould be parallel to the w

est building, w
ith a footprint of approxim

ately 80' in building 
depth and 28' in w

idth, w
ith a building overhang of five feet to the w

est.  The tw
o buildings are separated 

by 22' at the ground level, and 13' for the upper floors.  There is a proposed access drivew
ay from

 N
E 

56th S
treet to the interior auto court.  E

ight covered parking spaces are provided at ground level of the 
east building, as w

ell as tw
o surface parking spaces along the site's southern property line.

The east building consists of five tow
nhouse units.  E

ach unit is approxim
ately 16' x 33' footprint, w

ith the 
first floor consisting of parking and storage, second floor is entered at grade along the alley and com

prises 
the living and kitchen areas, w

ith the third and fourth floors of bedroom
s and bathroom

s.  The residential 
square footage w

ould be approxim
ately 7.484 sq. ft., w

ith 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 approxim

ately 34' at grade 
along the alley.
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artures

1. R
ear S

etback from
 C

L of A
lley(S

M
C

 23.47a.014b3)

R
equired:  R

ear S
etback 15.0' from

 C
L of A

lley

P
roposed:  R

ear S
etback 13.8' from

 C
L of A

lley
R

ationale: Increasing the m
odulation of the rear of the building and  

low
ering the height below

 the 40' height lim
it (33' ave) reduces the 

apparent bulk of the building and functionally im
proves the layout of 

the building. 

2. S
treet Level U

ses, E
ast B

uilding(S
M

C
 23.47a.005c)

R
equired:  R

etail or other approved use. 

P
roposed: P

arking partially below
 grade. P

arking elevation at 
m

inim
um

 allow
ed per S

D
O

T G
rade C

alculator. S
M

C
 23.47a.008d2 

requires residential uses begin a m
inim

um
 of 4 ft above grade. 

P
roposed residential use begins at a 4.5 ft above grade.

3. S
treet Level D

evelopm
ent S

tandards(S
M

C
23.47a.008a2)

R
equired: M

inim
um

 B
lank Facade and Transparency

P
roposed: W

W
F m

esh screen trellis w
ith plantings.

4. Landscape S
tandards(S

M
C

 23.47a.016d)

R
equired: 5 ft vegetated buffer betw

een parking use and property 
line.
P

roposed: W
W

F m
esh screen trellis w

ith plantings.

5. S
ight Triangle R

equired (S
M

C
 23.54.030G

)

R
equired:  10.0 ft S

ight Triangle E
/S

 of drive.

P
roposed:  The use of m

irrors at garage entrance. 10.0 ft 
sight 

triangles w
ould require a garage entrance 30 ft w

ide 
adjacent to 

sidew
alk. This is counter to the efforts to m

aintain a pleasant street 
experience.

B
uilding A

reas (Total):
R

esidential
16,631 s.f.

C
om

m
ercial  2,500 s.f.

P
arking

  3,560 s.f.
S

torage
     480 s.f.

Total:  
 22,671s.f.
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site analysis - existing site
he site is located in northeast S

eattle's R
oosevelt neighborhood, at the southeast corner of R

oosevelt 
W

ay N
E

 and N
E

 56th S
treet.  R

oosevelt W
ay is a principal arterial w

ith one-w
ay southbound traffic, and 

56th S
treet is a residential street at the site.  The vicinity slopes generally to the south and w

est.

The site is zoned N
eighborhood C

om
m

ercial 2 w
ith a 40-foot base height (N

C
2-40).  Properties along 

R
oosevelt W

ay N
E

 to the north and south are zoned N
C

2-40.  The corridor's east side transitions to 
residential Low

rise 2 (L2) less than a block to the north.  O
n either side of the corridor, land is zoned Single 

Fam
ily residential w

ith a m
inim

um
 lot size of 5000 sq. ft. (SF 5000).  To the southeast across N

E 55th 
S

treet, land is zoned Low
rise 1 (L1).

D
evelopm

ent in the vicinity reflects its zoning, through m
ost does not approach full zoning potential, 

suggesting that the area could experience substantial future redevelopm
ent.  The R

oosevelt W
ay N

E 
corridor is characterized by los com

m
ercial and apartm

ent buildings, as w
ell as the occasional single fam

ily 
house.  To the east and w

est of the corridor are single fam
ily neighborhoods.  U

niversity W
ay N

E to the 
east has a concentration of pedestrian-oriented m

ixed use structures.

The site m
easures about 80' x 94'.  D

ue to the substandard 10' alley w
idth, 3' of the eastern portion of the 

property m
ust be dedicated to the alley.  This results in a site area of approxim

ately 7,480 sq. ft.  The site 
slopes gradually to the w

est, about 10 feet in all.  N
o portion of the site is designated as an Environm

entally 
C

ritical A
rea on C

ity m
aps.  The site w

as originally occupied by tw
o hom

es, but these burned in February, 
2005, and have since been dem

olished, leaving only the orginal detached garages.  N
o landscaping 

rem
ains on the site, and the adjacent property to the south is supported by a rockery, apparently at the 

property line.  There are existing curbs, existing street trees on R
oosevelt W

ay, and sufficient w
idth to 

accom
m

odate full sidew
alk im

provem
ents.

The site is served by public transit.  M
etro routes 66/67 and 79 pass in front of the site along R

oosevelt 
W

ay N
E

 and on 11th A
ve N

E
.  O

ther lines run along 15th A
ve N

E, w
ithin w

alking distance of the site
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S
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urban design analysis
The project site is located at the southeast corner of N

E 56th Street and 
R

oosevelt W
ay N

E
.  The site has a 10%

 slope running east to w
est along N

E 
56th S

treet, then the topography becom
es a relatively flat plane from

 
R

oosevelt W
ay N

E
 to I-5.  R

oosevelt W
ay N

E
 is a connecting arterial street.  It 

runs parallel to I-5, but m
uch pre-dates the highw

ay, as this street has 
historically connected the m

ore northern neighborhood centers, such as M
aple 

P
ark and N

E
 65th S

treet, w
ith the U

niversity D
istrict and by bridging Lake 

U
nion at the M

ontlake cut, R
oosevelt W

ay N
E ends by becom

ing Eastlake 
A

venue East. 
 U

SES

R
oosevelt W

ay N
E

 serves as a neighborhood com
m

ercial spine, connecting 
both large and sm

all neighborhood centers together, but the character of the 
street changes all along the w

ay, accurately reflecting each neighborhood.  
B

etw
een N

E
 50th S

treet and N
E

 65th S
treet, R

oosevelt W
ay N

E has a 
low

-scale, low
-density character.  S

ingle-fam
ily hom

es, m
ost built in the 1920's 

and 1930's, and one-story com
m

ercial enterprises, such as restaurants or 
used-car lots casually co-m

ingle along R
oosevelt W

ay N
E.   W

hile the 
east-w

est cross streets have m
ature trees and shrubs that contribute to a 

sense of a pleasant, established neighborhood, R
oosevelt W

ay N
E is a busy 

conveyor of car and bus transportation.

A
t the project site, a slight grid shift occurs as N

E 56th Street intersects 
R

oosevelt W
ay N

E
.  O

n the northeast corner of the intersection there is a 
one-story auto repair shop w

ith surface parking lot, on the northw
est corner is 

a single-fam
ily residence, on the southw

est is one-story restaurant, also a w
ith 

surface parking lot.  A
butting the project site is a single-fam

ily residence w
ith a 

rockery w
all along the east-w

est property line.  At the project site, there are tw
o 

m
ature street trees w

hich w
ill rem

ain.  C
urrently, the site is a vacant lot 

m
easuring approxim

ately 80' fronting R
oosevelt W

ay N
E, and 95' along N

E 
65th S

treet.  
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urban design analysis
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