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APPLICATION FORM

Application for Early Design Guidance – App. A 
#3012241  page 1 of 2 

Attachment A 
City of Seattle 
Application for Early Design Guidance 
 

Application for Early Design Guidance – App. A 
#3012241  page 2 of 2 

IS Property Investments

IS Property Investments
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  DE VELOPMENT OBJEC TIVES
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SITE  CONTEXT
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SITE  CONTEXT
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Figure 2: Roosevelt Urban Village   
Zoning Proposal 
Recommendation - June 2011 
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Zoning Proposal 
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SITE  CONTEXT:  CONSTRAINTS AND OPPOR TUNIT IES

• Fast connections to Downtown,    
  University of Washington, and  
  Northgate Shopping Center via 
  future Link Light Rail Line.  

• Walking distance to parks and 
  recreation facilities

OPPORTUNITIES

  Roosevelt and 12th Ave.   

CONSTRAINTS

• Connection to Downtown and University of
   Washington via Metro bus routes.

• Territorial and city views, especially for 
  upper floors.

• Close proximity to neighborhood node: 
   Whole Foods and local shops and cafes.

• Bicycle pathways.

• Tight vehicular alley.  

#66, 67

#66, 67, 79
#66, 67, 73

#66, 67, 79

#48, 73, 76
#48, 66, 67, 
  73, 76, 79

one
way
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Lack of cohesive architectural context.
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  S ITE  CONTEXT:  STREE T ELE VATIONS
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SITE  CONTEXT:  EXIST ING CONDIT IONS

VIEW OF SITE FROM 12 AVE NE

VIEW OF BUILDING ACROSS STREET ON NE 63RD ST

VIEW OF ADJACENT BUILDING TO EAST

VIEW OF SITE FROM VEHICULAR ALLEY
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SITE PLANNING
A-1 Responding to Site Characteristics
The siting of buildings should respond to specific site conditions and opportunities....  

 Roosevelt Urban Village - specific supplemental guidance:  
 
 In addition to solar orientation and building siting, two other methods that can help  
 minimize shadow impacts on public sidewalks include:  
  •  Upper level building setbacks
  •  Setbacks along the building base

 Example:  For NC-65’ zones, a departure allowing greater height with greater upper  
 level setbacks may be considered, where appropriate.  This departure shall be limited  
 to three (3’) additional feet in height.  

 Design Response:  
 Incorporate setbacks into the building base as appropriate;  
 study upper level setbacks.  

A-2 Streetscape Compatibility
The siting of buildings should acknowledge and reinforce the existing desirable spatial charac-
teristics of the right-of-way. 

 Roosevelt Urban Village - specific supplemental guidance:  
 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, especially within the Core  
 Commercial Area.  
  
 1.  Visually reinforce the existing street wall by placing horizontal or vertical elements  
      in a line corresponding with the setbacks of adjacent building fronts.  These could  
      include trees, columns, planters, benches, overhead weather protection features or  
      other building features.  
 2.  Visually reinforce the existing street wall by using paving materials that differentiate  
      the setback area from the sidewalk.  

 Design Response:  
 Develop design of setback at grade to define the space and to reinforce the existing  
 street wall.  Develop welcoming entrances for live/work units. 

A-3 Entrances Visible from the Street 
Entries should be clearly identifiable and visible from the street.
 Design Response:  
 Develop main entrance centrally along the street facade with a strong connection to  
 the landscaped plaza.  

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

 Roosevelt Urban Village - specific supplemental guidance:  
 Roosevelt is looking for opportunities to encourage pedestrian activity along side- 
 walks within the Commercial Core.  This is especially important because sidewalks  
 along Roosevelt and 65th are considered too narrow.  If not required with new   
 development, applicants are encouraged to increase the ground level setback in  

 order to accommodate pedestrian traffic and amenity features.  

 Design Response:  
 Develop a street-level setback to accommodate pedestrian traffic.  The units on  
 the ground floor facing the street are live/work units, encouraging human activity  
 along NE 63rd Street.  

A-8 Parking & Vehicle Access
Siting should minimize the impact of automobile parking and driveways on the pedestrian 
environment, adjacent properties and pedestrian safety.  

 Design Response:  
 Locate the parking entrance at existing vehicular alley, minimizing potential conflicts  
 with pedestrians.
 
HEIGHT, BULK & SCALE
B-1 Height, Bulk & Scale Compatibility
Projects should be compatible with the scale of development anticipated by the applicable 
Land Use Policies for the surrounding area and should be sited and designed to provide a 
sensitive transition to nearby, less-intensive zones. 

 Roosevelt Urban Village - specific supplemental guidance:  
 Zone Edge Condition:  where an alley separates a commercially zoned lot (height limit  
 of 40 feet or 65 feet) from the side or rear property line of a residentially zoned lot  
 (height limit of 25-35 feet).  

 Examples of recommended design methods follow in order of preference:  
 1.  Step back the upper floors or modify the roofline to reduce the overall building  
      height; 
 2.  Place commercial parking and access behind commercial buildings.  

 Design Response:  
 The design will be consistent with the proposed zoning changes to the 
 neighborhood.  

ARCHITECTURAL ELEMENTS & MATERIALS
C-2 Architectural Concept and Consistency
Building design elements, details and massing should create a well-proportioned and unified 
building form and exhibit an overall architectural concept.  
 
 Roosevelt Urban Village - specific supplemental guidance:  
 These architectural features are especially important for new commercial and mixed  
 use developments in Roosevelt’s commercial core:  
  •  Courtyards
  •  Building base
  •  Attractively designed alley-facing building facades including architectural  
     treatments, fenestration, murals, etc.  

 For buildings that are both set back from and taller than adjacent buildings, the street  
 level portion should be differentiated from the upper floors through architectural  
 design or building materials, textures, and/or colors.  

 Design Response:  
 The building base will be set back farther than the upper portions of the building will  
 be differentiated from the upper levels through materials and colors.  
 

DESIGN GUIDELINES
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C-3 Human Scale
The design of new buildings should incorporate architectural features, elements and details to 
achieve a good human scale.  

 Design Response:  
 Features such as planters, light fixtures, greenscreens will be designed to achieve  
 good human scale.

C-5 Structured Parking Entrances
The presence and appearance of garage entrances should be minimized so that they do not 
dominate the street frontage of a building.  

 Design Response:  
 The parking garage entrance will be located along the existing vehicular alley facade.  

PEDESTRIAN ENVIRONMENT
D-1 Pedestrian Open Spaces and Entrances
Convenient and attractive access to the building’s entry should be provided. To ensure comfort 
and security, paths and entry areas should be sufficiently lighted and entry areas should be 
protected from the weather. Opportunities for creating lively, pedestrian-oriented open spaces 
should be considered.

 Roosevelt Urban Village - specific supplemental guidance:  
 Pedestrian amenities are encouraged where appropriate along sidewalks within the  
 Core Commercial Area.  Providing for sufficient pedestrian movement is necessary in  
 order to provide pedestrian amenities.  

 Design Response:  
 Live/work units will spill out to patio areas with plantings to create protected,   
 defensible, attractive and welcoming spaces for pedestrians to enjoy.  The patio areas  
 will be sheltered by the overhang of the upper levels.  

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

 Design Response:  
 The street facade will have generous windows.  Potential blank facade areas along the  
 parking garage structure will be softened with greenscreens and landscaping.

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

 Design Response:  
 The live/work units at grade will provide increased “eyes on the street,” and encourage  
 pedestrian use of the alley. The building perimeter will be well lit.  The increased  
 pedestrian activity of the residents will contribute to greater security and safety for  
 this site.

LANDSCAPING
E-1 Landscaping to Reinforce Design Continuity with Adjacent Sites
Where possible, and where there is not another overriding concern, landscaping should 
reinforce the character of neighboring properties and abutting streetscape.

 Design Response:  
 Landscaping will be in keeping with the character of the neighboring properties and  
 abutting streetscape.  The landscaping concept for the east alley proposes to 
 strengthen continuity with the adjacent residential low-rise zone and maintain 
 the sense of pedestrian priority by enhancing the existing gravel strips with
 landscaping.

E-2 Landscaping to Enhance the Building and/or Site
Landscaping, including living plant material, special pavements, trellises, screen walls, planters, 
site furniture and similar features should be appropriately incorporated into the design to 
enhance the project.

 Design response:  
 Living plant material, special pavements and planters have been appropriately   
 incorporated into the design, primarily at the ground level along the street facade. 
 The rooftop will be developed into an attractive common amenity space with
 planters, etc. to enhance the building.  

DESIGN GUIDELINES
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Goals:  
•	 meet development objectives by developing site to full potential
•	 develop high-density housing for transit-oriented site
•	 provide cohesive design that provides a sense of scale at pedestrian level
•	 provide design that reads consistently since site is equally visible from 

nearby surface parking lots as from the street (NE 63rd)
•	 provide sensitive transition to low-rise zone at street level (at east)

Site Challenges:  
•	 10% of site is dedicated to public ROW and sidewalk
•	 in order to achieve 4.75 FAR on the developable portion of the site, 

not much flexibility remains (massing occupies 90% of remaining lot 
area)

•	 massing studies do not have much variety due to limited area
•	 exceptional trees: maintaining trees would limit useability of site to 

FAR 3.5, available departures would not help  
(project proposes to replace tree canopy elsewhere = 4,850 sf ).    

MASSING OPTIONS
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+/- 110 units + 4 Live/Work units
FAR: 4.75

Pros
• Massing is more highly articulated on NE 63rd St 
facade with composition of 1’-9” setbacks
• Additional overhangs provide shading to units on floor 
below

Cons
• Horizontal articulation does not correspond to 
neighborhood context and is not perceivable at street 
level
• Design prioritizes NE 63rd facade but does not carry 
around all sides.

+/- 110 units + 4 Live/Work units
FAR: 4.75 

Pros
• Cohesive design that reads consistently on all sides
• Massing is modulated at intervals of +/- 40 feet, a 
traditional module of development which lends itself 
well to a sense of scale
• Massing allows an “honest” facade expression which 
corresponds to residential units

Cons
• Horizontal lines do not relate to neighborhood context
• All sides read equivalently; building does not have 
strongly expressed “front” - this is also a “pro” on this site 
since it is so visible from the neighborhood commercial 
core.

MASSING OPTION A
Cohesive Expression 

65’-0” Building Height
+/- 110 units + 4 Live work units
FAR: 4.75

Pros
• Massing responds to lower height zone to the east and 
steps up to future more intensive zone to the west
• Asymmetry provides a strongly expressed front facade

Cons
• Facade expression does not correspond to residential units
• Upper floor offset at corner does not permit units to stack
• Asymmetrical front facade does not correspond to 
neighborhood context
 

ARCHITEC TURAL MASSING OPTIONS

MASSING OPTION B
Textured Facade

65’-0” Building Height

MASSING OPTION C
Respond to Zone Edge:  
65’-0” Building Height

NE 63RD ST
NE 63RD ST

NE 63RD ST
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VIEW FROM NORTHEAST

MASSING OPTION A -  PREFERRED

VIEW FROM SOUTHWEST

GROUND FLOOR PLAN

Main Entry & Lobby

Live/Work at 
Ground Level

TYPICAL UPPER FLOOR PLAN

Solarium replaces 
two units on Floor 6.

NE 63RD ST

Residential Lobby/Circulation

Live/Work Storage/Trash/Tenant Amenity

Parking
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VIEW FROM SOUTHEAST IN CONTEXT PEDESTRIAN VIEW OF EAST ALLEY

MASSING OPTION A -  PREFERRED

VIEW FROM SOUTHEAST AT STREET LEVEL

EXISTING CONDITIONS



IS Property Investments • Runberg Architecture Group, PLLC

16

  MASSING OPTION B

VIEW FROM NORTHEASTVIEW FROM SOUTHWEST

Plans for Floors 2-4GROUND FLOOR PLAN

Main Entry & Lobby

Live/Work at 
Ground Level

NE 63RD ST

Plans for Floors 5-6

Solarium replaces 
two units on Floor 6.

Residential Lobby/Circulation

Live/Work

Storage/Trash/Tenant Amenity

Parking
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VIEW FROM SOUTHEAST IN CONTEXT PEDESTRIAN VIEW OF EAST ALLEY

MASSING OPTION B

VIEW FROM SOUTHEAST AT STREET LEVEL

EXISTING CONDITIONS
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MASSING OPTION C

NE 63RD ST

VIEW FROM NORTHEASTVIEW FROM SOUTHWEST

GROUND FLOOR PLAN

Main Entry & Lobby

Plans for Floors 2-4 Plans for Floors 5-6

Residential Lobby/Circulation

Live/Work

Storage/Trash/Tenant Amenity

Parking

Live/Work at 
Ground Level

Solarium replaces 
two units on Floor 6.
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VIEW FROM SOUTHEAST IN CONTEXT PEDESTRIAN VIEW OF EAST ALLEY

MASSING OPTION C

VIEW FROM SOUTHEAST AT STREET LEVEL

EXISTING CONDITIONS
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LANDSCAPE CONCEPT

MOVABLE PLANTERS 
PENDING SPECIAL 
SDOT APPROVAL

M A I N  LO B B Y

VE
H

IC
LE

 
EN

TR
AN

CE

PEDESTRIAN-FRIENDLY
ALLEY WITH GRAVEL AND
WALKING STRIP

LANDSCAPE SITE CONCEPT

TREE GRATES FOR ALLEY PLANTINGS AND 
GREENSCREENS

ROOFTOP DECK CONCEPT
(TOTAL LANDSCAPING TO COMPLY WITH SEATTLE GREEN FACTOR 0.3 REQUIREMENT)

AMENIT Y MEZZANINE

STAIR/ELE VATORS
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LANDSCAPE PLANTINGS

Tobi ra

Anemone

Rosemar y Leather leaf  Mahonia

Lavender

Bamboo

Cranesbi l l

Sour wood

Boston I vy

Bloodgrass
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9:00 am

WINTER
SOLSTICE

SUMMER
SOLSTICE

EQUINOX

12:00 pm 3:00 pm

SHADOW STUDIES OPTION “A”
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CONCEPT IMAGES

MATERIALIT Y &  AR TICULATION

SCALE & S IMPLICIT Y OF FORM



IS Property Investments • Runberg Architecture Group, PLLC

24

PRECEDENT IMAGES

INTRACORP

RUNBERG ARCHITEC TURE GROUP
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