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ZONING DATA

Project Data:                                                                                     1020 NE 63rd Street Mixed Use MUP
Client: IS Property Investments
1/28/2012
Description Mixed Use

1.0 PROJECT DATA
1.1  Location: Seattle WA 1012 - 1022 NE 63rd St
1.2  Site Area: 15,644  
1.3  Zone: NC3-65

adjacent zoning: NC3P-65, NC2-40, LR2-RC
Roosevelt Urban Village

1.4  Building Code: 2009 SBC 2009 Seattle Amendments to International Bldg. Code (IBC), sprinklered
1.5  Proposed Use: R-2, S-2 Mixed Use
1.7  Occupancy Classification / Separations R-2 S-2  

Residential R-2 1  
Parking S-2 1

1.8  Gross Floor Area: 
Flr. PKG VERT LOBBY/ LIVEWORK leaseable common RESID. TOTAL roof compliant FAR
Lev. (gsf) CIRC CORE/MECH (gsf) storage amenity (gsf) (gsf) ctyds open spc (SMC 23.84A.016)
Level P1 13,704 476 0 14,180
Level L1 6,097 476 3513 2859 12,945 8,730
Level L2 476 1275 0 205 72 11,264 13,292 12,936
Level L3 476 1275 0 205 72 11,264 13,292  12,936
Level L4 476 1275 0 205 72 11,264 13,292  12,936
Level L5 476 1275 0 205 72 11,264 13,292   12,936
Level L6 476 1275 0 205 865 10,212 13,033  12,696
Roof 476 337  318 1,131 3,888 3,888 649

 

Subtotal 19,801 3,808 10,225 2,859 1,025 1,471 55,268 94,457 3,888 3,888       73,819
4.72

average 55,268 / 108 = 512 gsf per unit average
excl. L/W EXCL L/W 4.16

1.9 Unit Distribution for any single use
w/in mixed use

Unit Distribution per floor    
L/W Studio  Open 1-BR 1 BR 1+DEN 2 BR total

 
L1 4 4
L2 6 12 4 22
L3 6 12 4 22
L4 6 12 4 22
L5 6 12 4 22
L6 4 13 3 20
L7 0
L8 0

4 28 61 0 0 19 112 112
     

Unit Mix Average Unit Size
Unit Type # Units %  Res # of Units Avg. GSF
L/W 4 3.6% 58,127 112 519
Studio  28 25.0%  INCL L/W
Open 1-BR 61 54.5%
1 BR 0 0.0%  
1+DEN 0 0.0%
2 BR 19 17.0%  
Totals 112 1  

1.10 Project Metrics

Residential Area Efficiency res. area / total floor area (at res. levels)
55,268 / 66,201 = 83.5%

Heated Area Efficiency heated area / total floor area
69,823 / 94,457 = 73.9%

Parking Efficiency parking area / number of stalls
19,801 / 70 = 283 sf per stall

Total gross rentable area (gsf) residential + commercial (live/work)
55,268 + 2,859 = 58,127

11116 ProjData MUP.xlsx | Project Data -MUP

Project Data:                                                                                     1020 NE 63rd Street Mixed Use
Client: IS Property Investments
1/28/2012
Description Mixed Use

2.0  ZONING DATA
2.1 Use: SMC 23.47A.004

Residential Permitted
General Sales/Svc Permitted

2.2 Street Development Standards:
SMC 23.47A.008.A.2

Blank facades permitted: no segment longer than 20 ft Provided: compliant See 5/T0.2
total blank facade < 40% Provided: compliant See 5/T0.2

SMC 23.47A.008.A.3
Setbacks: Street-level facades must be within Provided: compliant Plaza and landscaping provided

10 ft of lot line unless wider sidewalks, at facades greater than 10'.
 plazas, or other approved landscaping See A1.0
 or open space is provided.

SMC 23.47A.008.B.2
Transparency required: 60% Provided: compliant See 5/T0.2

SMC 23.47A.008.B.3
Depth of nonres.: average 30 ft, minimum 15 ft Provided: compliant 35' average
Height of nonres.: 13 ft floor-to-floor Provided: 13'

SMC 23.47A.008.D.2.c
Residential use at street: maximum 20% of facade Provided: compliant

2.3 Outdoor Activities: SMC 23.47A.011.D, E
Outdoor storage prohibited
Outdoor sales/service of food or beverages prohibited within 50 ft of residentially-zoned lot

2.4  Structure Height:
Max. Allowed: SMC 23.47A.012 A 65'  height of underlying zone

See exterior elevations A3.0- A3.3 for compliance
Projections allowed above height limit: clerestories, guardrails, elevator/stairs overruns

2.5  Floor Area Ratio SMC 23.47A.013.B
Allowed: 4.75 for mixed use

 Lot Area: 15,644 SF
 Total Floor Area (excluding below grade): 73,819 SF

FAR provided: 4.72 compliant

Allowed: 4.25 for any single purpose within mixed use
Lot Area: 15,644 SF
Total Floor Area in Residential Use: 65,089 SF
FAR provided: 4.16 compliant

2.6 Setbacks SMC 23.47A.014.B.3Below 13 feet: none
North property line: 0 alley easement: 5 ft
East property line: 0 alley dedication: 5 ft
South property line: 0 sidewalk easement: 2 ft
West property line: DEPARTURE REQUESTED 5' to 13' above grade alley easement: 5 ft

10' to 40' above grade
2' per 10' above 40' 

Site triangle for abutting residential zones? Not applicable.
Projections permitted into setback: exterior balconies, decks 2 ft projection above and below grade at 

sidewalk easement 
2.7 Required Landscaping: SMC 23.47A.016.A

Required: Seattle Green Factor 0.30 Provided: Refer to Landscape Plans
Required: street trees Provided: Refer to Landscape Plans

2.8 Noise Generators:
When noise generators located outdoors (heat exchangers, refrigeration, etc.) acoustic report shall be provided
describing measures to be taken so that noise complies with standards

11116 ProjData MUP.xlsx | Zoning - NC p. 1 of 2

2.9  Residential Amenity Area: SMC 23.47A.024.A
Required: 5% gross bldg. in resid. use:                             5% of 65,089 = 3,254 sf

Provided: at roof deck compliant 3,737 sf
3,737 sf

SMC 23.47A.024.B
Required: minimum dimension 6 ft (private) or 10 ft (common)

2.10  Solid Waste: SMC 23.54.040 Table A min plus plus 1/2 commercial
Required for mixed use, 100+ units: 575 sf (16 x 4sf) (82 x 0.5) 664 sf
No dimension less than 12 ft (for over 9 units)

2.11 Parking Location / Access: SMC 23.47A.032
One curb cut permitted
Parking may not be located between structure and street lot line
Parking may not be located inside a structure adjacent to street-level street-facing facade

SMC 23.54.030.D.2
Driveway: For non-residential uses: driveways for one-way traffic 12-15 ft; two-way traffic 22-25 ft

Proposed driveway width = 22 ft

SMC 23.54.030.F.2
Curb cuts: For non-residential uses: driveways for one-way traffic 12-15 ft; two-way traffic 22-25 ft

Proposed curb cut = None - access from alley.

2.12 Required Parking: SMC 23.54.015 Chart A, Chart B

Urban Village, Frequent Transit Service = zero code-required parking

Provided Parking = 70 stalls70 stalls

S M L BF BF Van Totals
P1 49 0 0 2 51
L1 12 5 0 1 1 19
subtotal 61 5 0 3 1 70

Bicycle Parking SMC 23.54.015 Chart E
LONG TERM SHORT TERM LONG SHORT
Bicycle Pkg Ratio Bicycle Pkg Ratio Required Required

Residential 112 units 1/ 4 28 n/a

Loading berth: low to medium demand use (general commercial sales, medical services)
less than 10,000 sf no loading berth required

11116 ProjData MUP.xlsx | Zoning - NC p. 2 of 2
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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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Figure 2: Roosevelt Urban Village   
Zoning Proposal 
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SITE CONTEXT:  CONSTRAINTS AND OPPORTUNITIES

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

• Walking distance to parks and 

OPPORTUNITIES

  Roosevelt and 12th Ave.   

CONSTRAINTS

• Connection to Downtown and University of

• 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

Potential traffic and noise from

recreation facilities

Washington via Metro bus routes.  
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  S ITE CONTEXT:  STREET ELEVATIONS

PROJECT SITE

NE 63RD ST - LOOKING SOUTH

NE 63RD ST - LOOKING NORTH
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SITE CONTEXT:  EXISTING CONDITIONS

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 WEST ALLEY
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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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SUMMARY OF EARLY DESIGN GUIDANCE

A.   S i te  P lann ing
A-1  Responding to Site Characteristics
The s i t ing  o f  bu i ld ings  shou ld  respond to 
spec i f i c  s i te  cond i t ions  and  oppor tun i t ies  such 
as  nonrec tangu la r  lo ts ,  loca t ion  on  p rominent 
in te rsec t ions ,  unusua l  topography,  s ign i f i can t 
vegeta t ion  and  v iews or  o ther  na tu ra l  fea tu res .  

Roosevelt-specific supplemental guidance:  
Solar  Or ien ta t ion  –  Min imiz ing  shadow 
impac ts  a long  Rooseve l t  Way and NE 65 th 
St ree t  i s  espec ia l l y  impor tan t  in  the  Rooseve l t 
ne ighborhood.   The  des ign  o f  a  s t ruc tu re  and 
i t s  mass ing  on  the  s i te  can  enhance so la r 
exposure  fo r  the  p ro jec t  and  minmize  shadow 
impac ts  on to  ad jacent  pub l i c  a reas  be tween 
March  21 s t and  September  21 s t.  

The Board discussed how the site, 
with public r ight-of-way on al l  four 
sides, dictates that the building wil l 
have no back side, with each façade 
presenting an important “face.”  

Applicant’s Response:
The bu i ld ing  i s  des igned to  p resent  a  modern  and 
cohes ive  appearance  f rom a l l  s ides  because i t 
i s  sur rounded by  pub l i c  r igh t -o f -way.  The des ign 
uses  sub t rac t ion  and  co lo r  to  reduce the  overa l l 
mass ing  o f  the  p ro jec t  in to  s imp le  and  log ica l 
fo rms.  Large  w indows a t  a l l  un i ts  fac ing  nor th , 
sou th ,  eas t  and  wes t  a l low the  p ro jec t  to  open up 
to  ne ighborhood f rom a l l  s ides .  The s imp le  and 
durab le  mater ia ls  o f  a luminum,  g lass ,  concre te 
and  f iber  cement  represent  the  ex te r io r  sur faces . 
The combina t ion  o f  the  mass ing  and mater ia ls 
a l low the  bu i ld ing  to  be  express ive ,  wh i le 
s imu l taneous ly  a l low ing  i t  to  become par t  o f  the 
fabr ic  o f  fu tu re  deve lopment  w i th in  the  Rooseve l t 
ne ighborhood.

Over  10% o f  the  s i te  i s  be ing  ded ica ted  to 
e i ther  r igh t  o f  way  improvements  o r  easements .  
Un for tuna te ly  th is  a long  w i th  the  s i t ing  o f  the 
bu i ld ing  does  no t  a l low the  except iona l  t rees  to 
be  p reserved  wh i le  ach iev ing  the  deve lopment 
ob jec t i ves  and  code a l lowed FAR.

A-2 Streetscape Compatibility
The s i t ing  o f  bu i ld ings  shou ld  acknowledge 
and re in fo rce  the  ex is t ing  des i rab le  spa t ia l 
charac te r i s t i cs  o f  the  r igh t -o f -way.  

Roosevelt-specific supplemental guidance:  
Commerc ia l  and  Mixed-Use Deve lopments :  
Cont inu i ty  o f  the  S t ree t  Wal l  A long  S idewa lks 
–  Where  bu i ld ing  se tbacks  vary  a long  the 
s t ree t  due  to  requ i red  s t ree t  ded ica t ions ,  new 
deve lopments  a re  encouraged to  in t roduce 
e lements  tha t  can  he lp  p reserve  the  con t inu i ty 
o f  ad jacent  s t ree t - fac ing  bu i ld ing  wa l l s , 
espec ia l l y  w i th in  the  Core  Commerc ia l  Area .  
Any  e lement  w i th in  the  pub l i c  r igh t -o f -way 
such  as  awn ings ,  p lan te rs ,  e tc . ,  w i l l  requ i re 
SEATRAN (Seat t le  Transpor ta t ion  Depar tment ) 
approva l .  

The Board discussed the context of 
the site and how there is a change 
from commercial  character on the 
west to multi-family residential  on the 
east.   The Board indicated it  is not 
inclined to lower the 13 f loor to f loor 
height requirement for the f irst f loor 
(a requested development standard 
departure) as the context along 
the street frontage is appropriately 
commercial /retai l .   The leasing off ice 
and some amenity space was thought 
by the Board to be appropriate for a 
portion of the N.E. 63rd St.  frontage.  

Applicant’s Response:  
The ground leve l  commerc ia l  un i ts  have  been 
des igned to  encourage commerc ia l  use  a t  s t ree t 
leve l  a long  NE 63rd  S t ree t .  The  commerc ia l  l i ve /
work  un i ts  a re  p r imar i l y  g lazed w i th  a luminum 
s to re f ron t ,  wh ich  wraps  a round to  bo th  the  eas t 
and  wes t  a l leys  to  p rov ide  “eyes”  on  the  a l ley ’s 
fo r  add i t iona l  secur i t y.

Se tbacks  a long  NE 63rd  a l low the  l i ve /work 
commerc ia l  un i ts  to  each  have  the i r  own 
en t rances  and prov ides  a  she l te red  ga ther ing 
space fo r  res iden ts  and  cus tomers  o f  the  p ro jec t . 
Low p lan te rs ,  overhead canop ies  and  the  bu i l idng 
above he lp  to  c rea te  a  s tong  urban edge a long 
NE 63rd  S t ree t .

A-1

A-2The project is located at 1020 NE 63rd Street.  The proposal is to construct a 6-story mixed-use building with four live/work 
units at street level and 108 apartments on five levels above for a total of 112 units.  Approximately 70 parking stalls are located 
in a screened, below-grade parking garage.  Access to parking will be via the alley on the west side of the site.  The total area 
of the building including below grade parking is approximately 93,700 gsf.   The project site is surrounded on the north, east, 
and west sides by alleys. 

The site is located in the Roosevelt Urban Village, on NE 63rd Street between two arterials; Roosevelt (one-way travelling 
south) and 12th Avenue NE (one-way travelling north).  

The project will improve the west alley to SDOT paving standards and is dedicating 5-feet to the alley right-of-way resulting in 
a 15-foot wide alley. This, along in addition to the entrance to the garage direct vehicular traffic to the west alley.  Dialog with 
SDOT is on-going regarding appropriate paving and landscaping for the east alley.  Additionally a 5-foot landscaped buffer with 
low level pedestrian scaled lighting is located at the east alley in order to encourage pedestrian activity. 

An arborist has identified three trees on site that meet the City of Seattle’s criteria of “exceptional trees.”  At Early Design 
Guidance it was determined that there are no design departures which would make retaining the trees economically feasible. 
Discussion is ongoing with SDOT regarding replacement trees in accordance with the Exceptional Tree regulations.    

The street frontage on NE 63rd has been designed to encourage human activity and includes landscaping, lighting, blade 
signs, overhead shelter and large areas of commercial storefront.
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A-5  Respect for Adjacent Sites
Bui ld ings  shou ld  respec t  ad jacent  p roper t ies 
by  be ing  loca ted  on  the i r  s i tes  to  min imize 
d is rup t ion  o f  the  p r i vacy  and  ou tdoor  ac t i v i t ies 
o f  res iden ts  in  ad jacent  bu i ld ings .  

The Board discussed the proposals 
relation to adjacent sites, indicating 
that Option C seems to best address 
those sites and that there should 
not be any balconies facing the 
residential  structures to the east.  

The Board stated the top left  image of 
existing building on the “Precendent 
Images,” on page 24 of the 
applicant’s information packet used 
at the meeting, is a good example of 
a box that is rectangular,  but,  has 
massing and façade treatment which 
suggests a stepping down towards an 
adjacent use.  This would be a useful 
technique in the subject situation.  

Applicant’s Response:
The res iden t ia l  low- r i se  zone to  the  eas t  i s 
expec ted  to  change to  a  commerc ia l  zone (NC2-
40)  p r io r  to  th is  p ro jec ts  cons t ruc t ion .  To  sugges t 
the  t rans i t ion  to  a  lower  commerc ia l  zone,  the 
mass ing  has  s tepped back  a t  the  upper  leve l 
a long  63rd  Avenue and the  eas t  a l ley.  The  accent 
co lo r  wraps  a round the  bu i ld ing  a t  th is  leve l  t y ing 
the  geomet ry  toge ther  a t  the  South  and  Eas t 
e leva t ions .

In  o rder  to  min imize  in t rus ions  in to  the  p r i vacy 
o f  the  ad jacent  homes there  a re  no  res iden t ia l 
decks  above the  2nd f loor  as  recommended by  the 
board . 

The garage en t ry  has  been loca ted  on  the 
oppos i te  wes t  a l ley  in  o rder  to  min imize  veh icu la r 
t ra f f i c  ad jacent  to  the  ex is t ing  homes.  The 
common amen i ty  roo f  deck  i s  concent ra ted  on 
the  sou th  and  wes t  a reas  o f  the  roo f  to  min imize 
d is rup t ion  to  the  ex is t ing  homes as  we l l .

SUMMARY OF EARLY DESIGN GUIDANCE

A-4 Human Activity
New deve lopment  shou ld  be  s i ted  and  des igned 
to  encourage human ac t i v i t y  on  the  s t ree t .  

Roosevelt-specific supplemental guidance:  
Rooseve l t  i s  look ing  fo r  oppor tun i t ies  to 
encourage pedes t r ian  ac t i v i t y  a long  s idewa lks 
w i th in  the  Commerc ia l  Core .   Th is  i s  espec ia l l y 
impor tan t  because s idewa lks  a long  Rooseve l t 
and  65 th  a re  cons idered  too  nar row.   I f  no t 
requ i red  w i th  new deve lopment ,  app l i can ts 
a re  encouraged to  inc rease  the  g round leve l 
se tback  in  o rder  to  accommodate  pedes t r ian 
t ra f f i c  and  amen i ty  fea tu res .  

The Board discussed the importance 
of a commercial  character to the 
street frontage.  I t  indicated that the 
l ive/work units should be designed 
to be clearly commercial  in character 
and the overhang of building above 
the street facing building front at 
ground level seemed counter to this 
goal.   The Board indicated it  thought 
a strong, urban street edge needs to 
be established.  

Applicant’s Response:
The NE 63rd  s t ree t  leve l  l i ve /work  un i ts  have 
been des igned w i th  an  appropr ia te  se tback 
fo r  the  ne ighborhood tha t  w i l l  p rov ide  she l te r 
and  encourage human ac t i v i t y  a long  the  s t ree t 
f ron tage.  The des ign  c rea tes  a  s t rong ,  ac t i ve , 
u rban s t ree t  edge tha t  i s  compat ib le  w i th 
the  cur ren t  ne ighborhood as  we l l  as  fu tu re 
ne ighborhood deve lopment .

C lear ly  commerc ia l  in  charac te r,  the  l i ve /work 
un i ts  a re  des igned to  max imize  the i r  usab i l i t y 
fo r  pub l i c  and  p r iva te  uses .  The un i ts  have  been 
conce ived  w i th  four  f lex ib le  zones  tha t  a l low 
fo r  a  var ie ty  o f  uses  fo r  the  p resent  and  fu tu re . 
These zones  a l low the  l i ve /work  to  func t ion  as 
an  ac t i ve  commerc ia l  func t ion  dur ing  bus iness 
hours ,  and  as  a  p r i va te  res idence a f te r  c lose  o f 
bus iness .  The des ign  a lso  a l lows the  spaces  to 
func t ion  so le ly  as  a  commerc ia l  use .  The zones 
a re  de f ined  as :
Zone 1  Pub l i c   -  Th is  a rea  inc ludes  the  pub l i c 
s idewa lk  and  en t rances  to  the  un i ts .  The 
she l te red  space c rea tes  the  po ten t ia l  to  have 
the  commerc ia l  uses  sp i l l  ou t  in to  a  weather 
p ro tec ted  space fo r  ga ther ing  and d isp lay  o f 
p roduc ts .  Landscap ing  p lan te rs  and  s t ree t  t rees 
he lp  to  so f ten  the  hardscape mater ia ls  in  the 
r igh t -o f -way.
Zone 2  Commerc ia l  -  The  in te r io r  space 
immedia te ly  ad jacent  to  the  pub l i c  zone and 
des igned to  be  v is ib ly  open to  the  s t ree t  th rough 
commerc ia l  s to re f ron t .  A t  each  t ransparen t 
en t rance  there  i s  an  a rea  fo r  the  p rominent 
d isp lay  o f  s ignage and produc ts .  Each  space 
opens  d i rec t l y  in to  the  pub l i c  zone 1 .
Zone 3  Ut i l i t y  -  Th is  suppor ts  bo th  the  commerc ia l 
and  l i v ing  por t ion  o f  the  l i ve  work  un i ts  w i th  a 
ba th room,  k i t chen,  work ing  and ea t ing  a rea .  Th is 
zone can  be  opened up  to  bo th  the  commerc ia l 
and  l i ve  por t ion  o f  the  un i t  th rough a  t rans lucent 
cur ta in  sys tem.
Zone 4-L iv ing  -  Th is  a rea  con ta ins  the  s leep ing 
and l i v ing  por t ions  o f  the  space and can  be 
sc reened f rom the  u t i l i t y  and  commerc ia l  por t ions 
o f  the  space w i th  ano ther  layer  o f  the  t rans lucent 
cur ta in  sys tem. 

A-4 A-5
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SUMMARY OF EARLY DESIGN GUIDANCE

A-6  Transition Betweem Residence and
Street
For  res iden t ia l  p ro jec ts ,  the  space be tween 
the  bu i ld ing  and the  s idewa lk  shou ld  p rov ide 
secur i t y  and  p r ivacy  fo r  res iden ts  and 
encourage soc ia l  in te rac t ion  among res iden ts 
and  ne ighbors .  

Roosevelt-specific supplemental guidance:  
Encourage the  incorpora t ion  o f  separa te 
g round- re la ted  en t rances  and pr iva te  open 
spaces  be tween the  res idence,  ad jacent 
p roper t ies ,  and  s t ree t ,  espec ia l l y  fo r 
mu l t i fami ly  deve lopments  wes t  o f  Rooseve l t 
Way.  

Ground leve l  landscap ing  can  be  used be tween 
the  s t ruc tu re (s )  and  s idewa lk .  

The Board indicated that the 
transit ion from the l ive/work and 
residential  lobby/amenity area should 
read as commercial .   I t  also stated 
the canti lever of building above 
should be less than proposed, not 
necessari ly none, but incorporated 
in a way that al lows the building to 
hold the street edge and encourage 
pedestrian interaction.  

Applicant’s Response:  
As d iscussed in  A-2  and  A-4 ,  the  t rans i t ion  f rom 
the  s idewa lk  to  the  l i ve  work  un i ts  i s  des igned to 
ho ld  the  s t ree t  edge and encourage pedes t r ian 
ac t i v i t y.  Separa te  g round re la ted  en t rances 
encourage the  spaces  to  use  the  she l te red 
ou tdoor  space  as  an  ex tens ion  o f  the  commerc ia l 
space . 

She l te red  a reas  fo r  sea t ing  a t  the  g round leve l 
ent rances  w i l l  he lp  encourage soc ia l  in te rac t ion 
between res iden ts  and  ne ighbors .

A-7 Residential Open Space
Res ident ia l  p ro jec ts  shou ld  be  s i ted  to 
max imize  oppor tun i t ies  fo r  c rea t ing  usab le , 
a t t rac t i ve ,  we l l - in tegra ted  open space.  

Roosevelt-specific supplemental guidance:  
The Rooseve l t  Ne ighborhood va lues  p laces 
fo r  res iden ts  to  ga ther.   For  m ixed  use 
deve lopments ,  p rov is ion  o f  g round- re la ted 
common open space areas  in  exchange 
fo r  depar tu res  espec ia l l y  to  the  max imum 
res iden t ia l  coverage l im i t  i s  encourage,  in 
add i t ion  to  o ther  a l lowab le  depar tu res .  

Open space areas  can  a lso  be  ach ieved in  a 
var ie ty  o f  ways  inc lud ing :  

Ter races  on  s lop ing  land  to  c rea te  leve l  yard 
space

Cour tyards

Fron t  and /o r  rear  yards

Roof  tops

Applicant’s Response:  
As prev ious ly  d iscussed in  A-4 ,  an  ac t i ve ,  u rban 
f ron tage has  been des igned a long  w i th  in tegra ted 
landscap ing  and pub l i c  open space a t  the  g round 
f loor  commerc ia l  en t rances .  A la rge ,  landscaped 
roo f top  te r race  has  been des igned as  a  ga ther ing 
space fo r  res iden ts .

A-6 A-7
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A-8 Parking and Vehicle Access
Si t ing  shou ld  min imize  the  impac t  o f 
au tomob i le  park ing  and dr iveways  on  the 
pedes t r ian  env i ronment ,  ad jacent  p roper t ies 
and  pedes t r ian  sa fe ty.  

Roosevelt-specific supplemental guidance:  
Min imize  the  number  o f  curb  cu ts  and  w id th 
o f  d r i veways  and curb  cu ts  a long  Rooseve l t 
Way NE and NE 65 th  S t ree t  by  loca t ing  veh ic le 
access  on to  a l leys  and /or  s ide  s t ree ts  when 
feas ib le .  

Loca te  sur face  park ing  a t  rear  o r  s ide  o f  lo t .  
Where  feas ib le ,  park ing  a reas  fo r  p roper t ies 
tha t  l i e  ou ts ide  pedes t r ian  over lay  zones 
shou ld  be  loca ted  to  the  rear  o f  bu i ld ings  tha t 
face  Rooseve l t  Way NE and NE 65 th  S t ree t .  

Encourage c rea t ion  o f  mu l t i -purpose  park ing 
a reas .   These areas  can  p rov ide  fo r  park ing  as 
we l l  as  pub l i c  open space areas .  

The Board indicated that vehicle entry 
from the west is appropriate.  

Applicant’s Response:  
The park ing  garage en t rance  is  loca ted  on  the 
a l ley  to  the  wes t  s ide  o f  the  p roper ty.   Cur ren t l y 
th is  a l ley  has  the  most  veh icu la r  use  and w i l l 
be  des igned to  encourge  t ra f f i c  wh i le  and 
d iscourag ing  veh icu la r  t ra f f i c  to  the  a l ley  abu t t ing 
the  res iden t ia l l y  zoned lo ts  to  the  eas t . 

A-8 B-1 B .   He igh t ,  Bu lk ,  Sca le
B-1 Height, Bulk, Scale
Pro jec ts  shou ld  be  compat ib le  w i th  the  sca le  o f 
deve lopment  an t i c ipa ted  by  the  app l i cab le  Land 
Use Po l i c ies  fo r  the  sur round ing  a rea  and shou ld  be 
s i ted  and  des igned to  p rov ide  a  sens i t i ve  t rans i t ion 
to  near -by,  less - in tens ive  zones .   Pro jec ts  on  zone 
edges  shou ld  be  deve loped in  a  manner  tha t  c rea tes 
a  s tep  in  perce ived  he igh t ,  bu lk ,  and  sca le  be tween 
an t i c ipa ted  deve lopment  po ten t ia l  o f  the  ad jacent 
zones .  
Roosevelt-specific supplemental guidance:  
Care fu l  s i t ing ,  bu i ld ing  des ign  and bu i ld ing  mass ing 
a t  the  upper  leve ls  shou ld  be  used to  ach ieve 
a  sens i t i ve  t rans i t ion  be tween mu l t i fami ly  and 
commerc ia l  zones  as  we l l  as  mi t iga t ing  he igh t ,  bu lk 
and  sca le  impac ts .   Some o f  the  techn iques  a l ready 
iden t i f ied  in  the  C i tyw ide  Des ign  Gu ide l ines  a re 
p re fe r red  in  Rooseve l t .   These techn iques  inc lude :  

1 .   inc reas ing  bu i ld ing  se tbacks  f rom the  zone edge 
a t  g round leve l ; 

2 .   reduc ing  the  bu lk  o f  the  bu i ld ing ’s  upper  f loors ; 

3 .   reduc ing  the  he igh t  o f  the  s t ruc tu re ; 

4 .   use  o f  landscap ing  o r  o ther  sc reen ing  (such  as  a 
5 - foo t  landscape bu f fe r ) .  

Depar tu res  to  deve lopment  s tandards  a re 
encouraged in  Rooseve l t  in  o rder  to  c rea te  a 
pos i t i ve  t rans i t ion  a long  zone edges .   I f  any  o f  the  4 
techn iques  l i s ted  above is  employed,  app l i can ts  and 
Board  members  a re  encouraged to  cons ider  spec i f i c 
depar tu res  to  the  deve lopment  s tandards  iden t i f ied 
be low in  add i t ion  to  those  l i s ted  in  the  C i tyw ide 
Des ign  Gu ide l ines .  

a )   64% coverage l im i t  fo r  the  res iden t ia l  por t ion  o f 
m ixed  use  bu i ld ings ; 

b )   bu i ld ing  he igh t  fo r  a l l  o r  some por t ions  o f  the 
bu i ld ing ; 

c )   requ i red  open space.  

App ly ing  any  o f  these  o r  o ther  depar tu res  a l lowed 
th rough Des ign  Rev iew is  in tended to  he lp  o f fse t  a 
s ign i f i can t  loss  o f  deve lopment  oppor tun i ty  w i th in 
the  Rooseve l t  ne ighborhood.  

The Board indicated that the height,  bulk 
and scale of the proposal on this site is a 
concern to be addressed, particularly in 
terms of a transit ion thought necessary 
from the west to the multi-family area to 
the east.  

Applicant’s Response:
The an t i c ipa ted  fu tu re  zon ing  to  the  eas t  i s  NC2-40 ’ 
(cur ren t l y  L3) .  The  pro jec t  mass ing  p rov ides  an  upper 
leve l  se tback  a t  the  top  f loor  on  the  sou th  and  eas t 
to  p rov ide  a  t rans i t ion  f rom the  65 ’ zone to  the  40 ’ 
zone.  The use  o f  co lo r  fo r  the  se tback  a t  the  sou th , 
eas t ,  nor th  and  wes t  e leva t ion  c rea te  a  cohes ive 
and in tegra ted  mass ing  wh ich  a l lows the  sca le  o f  the 
bu i ld ing  to  become propor t iona l l y  compat ib le  w i th  the 
ne ighborhood.  The se tbacks  on  the  sou th  and  eas t  a lso 
he lp  to  c rea te  a  s tep  down in  perce ived  he igh t  to  the 
ad jacent  zone to  the  eas t . 

Add i t iona l l y,  a  7 - foo t  landscaped se tback  w i th  pa th 
l igh t ing  has  been c rea ted  to  he lp  pedes t r ian  o r ien ted 
t rans i t ion  be tween the  zones . 

SUMMARY OF EARLY DESIGN GUIDANCE
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C.   Arch i tec tu ra l  E lements  and  Mater ia ls
C-1 Architectural Context
New bu i ld ings  p roposed fo r  ex is t ing 
ne ighborhoods  w i th  a  we l l -de f ined  and 
des i reab le  charac te r  shou ld  be  compat ib le  w i th 
o r  complement  the  a rch i tec tu ra l  charac te r  and 
s i t ing  pa t te rn  o f  ne ighbor ing  bu i ld ings .  

Roosevelt-specific supplemental guidance:  
St ree twa l l s  ad jacent  to  s idewa lks  w i th in 
the  Rooseve l t  Commerc ia l  Core  shou ld  be 
des igned to  incorpora te  t rad i t iona l  commerc ia l 
façade components .   Th is  can  be  ach ieved by 
us ing  nar row,  t rad i t iona l  s to re f ron ts  de f ined 
by  ver t i ca l  e lements  w i th  mu l t ip le  pedes t r ian 
en t rances .   Th is  type  o f  a r t i cu la t ion  i s 
espec ia l l y  impor tan t  fo r  p ro jec ts  tha t  occupy 
most  o r  a l l  o f  a  b lock face .  

The  fo l low ing  i s  encouraged:  

Ar t i cu la te  the  bu i ld ing  façade and break  down 
the  mass  o f  long  facades  in to  un i ts  o r  in te rva ls 
th rough arch i tec tu ra l  des ign  and de ta i l i ng  to 
re f lec t  Rooseve l t ’s  h is to r i ca l  bu i ld ing  pa t te rn .  

Cons ider  a  var ie ty  o f  t rad i t iona l  methods  to 
b reak  up  the  mass  o f  la rge  bu i ld ings  in  o rder 
to  p rov ide  fo r  d is t inc t l y  d i f fe ren t  a rch i tec tu ra l 
t rea tments  a t  the  g round or  lower  leve ls .  

Incorpora te  des ign  e lements ,  a rch i tec tu ra l 
de ta i l s ,  o r  mater ia ls  in  the  bu i ld ing  façade a t 
the  s t ree t  leve l  tha t  a re  s im i la r  to  those  o f 
ad jacent  bu i ld ings .  

The Board discussed the context 
in the immediate area and the 
importance of relation both to 
commercial  west and eastern multi-
family areas.  

Applicant’s Response:
The Board  encouraged the  des ign  to  fo l low 
a  s im i la r  deve lopment  pa t te rn  as  the  nearby 
commerc ia l  deve lopment  (even i f  there  i s  no 
s t rong  p recedent  in  the  a rch i tec tu ra l  language) .  
Th is  p ro jec t  responds  to  the  ne ighborhood 
gu ide l ines  in  p rov id ing  mu l t ip le  en t rances  a t 
the  s idewa lk  and  modu la t ion  a t  s t ree t  leve l 
tha t  cor responds  to  a  more  t rad i t iona l l y -sca led 
s to re f ron t  modu le .   Large  s to re f ron t  w indows 
emphas ize  t ransparency  and t ie  the  commerc ia l 
base  to  the  commerc ia l  core .

C-2 Architectural Concept and 

Consistency
Bui ld ing  des ign  e lements ,  de ta i l s  and  mass ing 
shou ld  c rea te  a  we l l -p ropor t ioned and 
un i f ied  bu i ld ing  fo rm and exh ib i t  an  overa l l 
a rch i tec tu ra l  concept .   Bu i ld ings  shou ld  exh ib i t 
fo rms and fea tu res  iden t i f y ing  the  func t ions 
w i th in  the  bu i ld ing .   In  genera l ,  the  roo f l ine 
o r  top  o f  the  s t ruc tu re  shou ld   be  c lear ly 
d is t ingu ished f rom i t s  façade wa l l s .  

Roosevelt-specific supplemental guidance:  
The arch i tec tu ra l  fea tu res  be low are  espec ia l l y 
impor tan t  fo r  new commerc ia l  and  mixed  use 
deve lopments  in  Rooseve l t ’s  commerc ia l 
core :   Mu l t ip le  bu i ld ing  en t r ies ,  Cour tyards , 
Bu i ld ing  base ,  A t t rac t i ve ly  des igned a l ley -
fac ing  bu i ld ing  facades  inc lud ing  a rch i tec tu ra l 
t rea tments ,  fenes t ra t ion ,  mura ls ,  e tc .  

The Board indicated the building 
does not need to be as formal and 
symmetrical as in the applicant’s 
preferred scheme.  Instead it  felt  the 
use of variety in expression should 
be used to deal with adjacent zone 
transit ion issues.  

Applicant’s Response:  
The s t ruc tu re  p resents  a  un i f ied  bu i ld ing  fo rm as 
v iewed f rom a l l  s ides ,  inc lud ing  the  nor th  a l ley 
e leva t ion  fac ing  the  Who le  Foods  park ing  lo t .  A 
se tback  in  each  façade is  re in fo rced  w i th  co lo r, 
wh ich  a l lows the  bu i ld ing  to  be  b roken down in to 
th ree  smal le r,  p ropor t iona l  masses  as  seen f rom 
each d i rec t ion . 

The  upper  leve ls  con ta in ing  res iden t ia l 
apar tments  have  a  cons is ten t  express ion  o f  la rge 
open ings  and s imp le  c ladd ing  de ta i l s . 

The  ground f loor  facade a long  63rd  i s  t ransparen t 
to  re in fo rce  the  u rban commerc ia l  charac te r  o f  the 
fu tu re  deve lopment ,  wh i le  the  g round leve l  a t  the 
eas t  and  nor th  a l leys  have  a  landscaped bu f fe r 
and  ver t i ca l  g reen  sc reens  to  he lp  w i th  t rans i t ion 
to  the  ne ighbor ing  p roper t ies .

C-3 Human Scale
The des ign  o f  new bu i ld ings  shou ld  incorpora te 
a rch i tec tu ra l  fea tu res ,  e lements  and  de ta i l s  to 
ach ieve  a  good human sca le .  

The Board felt  that elements of human 
scale were an important needed 
element.   Both the architecture and 
the landscaping needs to be designed 
and detai led to add posit ively to 
the pedestrian space.  The Board 
asked that many detai ls of the human 
context be shown at the next meeting; 
particularly at the street edge.  

Applicant’s Response:
The pedes t r ian  space a long  the  eas t  a l ley  and 
NE 63rd  Avenue have  been enhanced w i th 
we l l  de ta i led  and  thought fu l  aspec ts  o f  the 
human exper ience .  A long  NE 63rd ,  sunscreens , 
commerc ia l  and  res iden t ia l  s ignage,  landscape 
p lan te rs  and  a  she l te red  ou tdoor  space  pos i t i ve ly 
con t r ibu te  to  the  pedes t r ian  exper ience .  A long  the 
eas t  a l ley,  landscap ing  and low leve l  l i gh t ing  has 
been des igned to  encourage pedes t r ian  ac t i v i t y 
wh i le  min imiz ing  l igh t  t respass  on to  ad jacent 
p roper t ies .

C-1 C-2

C-3
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C-4 Exterior Finish Materials  
Bui ld ing  ex te r io rs  shou ld  be  cons t ruc ted 
o f  durab le  and  ma in ta inab le  mater ia ls  tha t 
a re  a t t rac t i ve  even when v iewed up  c lose .  
Mater ia ls  tha t  have  tex tu re ,  pa t te rn  o r  lend 
themse lves  to  a  h igh  qua l i t y  o f  de ta i l i ng  a rea 
encouraged.  

Roosevelt-specific supplemental guidance:  
Signs :   Deve lopments  shou ld  accommodate 
p laces  fo r  s ignage tha t  a re  in  keep ing  w i th 
the  bu i ld ing ’s  a rch i tec tu re  and  overa l l  s ign 
p rogram.   Pre fe r red  s ign  types  inc lude :  

Smal l  s igns  incorpora ted  in to  the  bu i ld ing ’s 
a rch i tec tu re ,  a long  a  s ign  band,  on  awn ings 
o r  marquees ,  loca ted  in  w indows,  o r  hung 
perpend icu la r  to  the  bu i ld ing  façade are 
p re fe r red  w i th in  the  Commer ica l  Core  Area .  

Neon s igns  a re  a lso  encouraged,  wh i le  la rge 
i l l umina ted  box  s igns  a re  d iscouraged.  

B lade  s igns  hung f rom beneath  awn ings 
o r  marquees  a re  espec ia l l y  favored  in  the 
Commerc ia l  Core  Area .  

Large  box  s igns ,  la rge-sca le  super  g raph ics 
and  back  – l i t  awn ings  o r  canop ies  a re  less 
des i rab le ,  espec ia l l y  w i th in  the  Commerc ia l 
Core .   Where  awn ings  a re  i l l umina ted ,  the  l igh t 
source  shou ld  be  sc reened to  min imize  g la re 
impac ts  to  pedes t r ians  and  veh ic les . 

 

The Board stated that materials and 
colors would be important and should 
be shown at the next meeting.  I t  said 
the al ley frontages should also not be 
forgotten in this regard.  The Board 
stated the nearby metal building on 
Roosevelt  Ave. is a bad example of 
execution of this design guideline.  

Applicant’s Response:
Mater ia ls  a long  NE 63rd  S t ree t  a re  a rch i tec tu ra l 
concre te  and  commerc ia l  s to re f ron t .   The 
park ing  garage is  sc reened w i th  meta l  t re l l i s 
g reenscreens .  

The  c ladd ing  o f  the  upper  f loors  i s  pa in ted 
f ibercement  s id ing  pane ls  w i th  a luminum revea ls 
to  c rea te  a  c r i sp ,  we l l  de ta i led  facade w i th  the 
emphas is  on  c la r i t y  o f  express ion  and openess .  
Powdercoated  a luminum sunscreens  on  the  sou th 
and  w indow ra i l i ngs  on  the  eas t ,  nor th ,  and  wes t 
e leva t ions  a re  a lso  p rov ided  fo r  the  res iden t ia l 
un i ts .  

A t  the  commerc ia l  leve l  in tegra ted  b lade  s igns 
p rov ide  iden t i y  to  the  bus inesses  and a  added 
layer  o f  tex tu re  to  the  s t ree t  leve l  exper ience .

C-4 D-1 D.  Pedestr ian Environment
D-1 Pedestrian Open Spaces and 

Entrances
Conven ien t  and  a t t rac t i ve  access  to  the 
bu i ld ing ’s  en t ry  shou ld  be  p rov ided .  To 
ensure  comfor t  and  secur i t y,  pa ths  and  en t ry 
a reas  shou ld  be  su f f i c ien t l y  l i gh ted  and en t ry 
a reas  shou ld  be  p ro tec ted  f rom the  weather. 
Oppor tun i t ies  fo r  c rea t ing  l i ve ly,  pedes t r ian-
or ien ted  open space shou ld  be  cons idered .  

Roosevelt-specific supplementalguidance:  
Pedest r ian  amen i t ies  a re  encouraged where 
appropr ia te  a long  s idewa lks  w i th in  the  Core 
Commerc ia l  Area .   Prov id ing  fo r  su f f i c ien t 
pedes t r ian  movement  i s  necessary  in  o rder 
to  p rov ide  pedes t r ian  amen i t ies .   One way  to 
accompl ish  th is  i s  by  ex tend ing  curbs  to  c rea te 
oppor tun i t ies  fo r  ou tdoor  ca fes  and /or  vend ing 
a reas .   Amen i t ies  cou ld  a lso  be  p laced w i th in 
smal l  and  la rger  se tbacks  a long  commerc ia l 
s t ree ts .   Curb  ex tens ions  and any  amen i ty 
fea tu re  p roposed w i th in  the  pub l i c  r igh t -o f -way 
shou ld  be  exp lo red  w i th  SEATRAN (Seat t le 
Transpor ta t ion)  very  ear ly  in  the  des ign 
p rocess .  

At the Early Design Guidance 
Meeting, the Board indicated they 
support both the downplaying of 
the auto in the east al ley and the 
inclusion of landscape elements in 
the al ley right-of-ways.  

Applicant’s Response:  
The en t ry  i s  p rov ided  w i th  overhead weather 
p ro tec t ion  and  l igh t ing  to  c rea te  an  u rban 
s t ree tscape and a t t rac t i ve  en t rances  to  the 
bu i ld ing .  

The  pedes t r ian  connec t ion  to  the  nor th 
commerc ia l  core  i s  encouraged a long  the 
eas t  a l ley  w i th  pedes t r ian-sca led  l igh t ing  and 
p lan t ings .  

SUMMARY OF EARLY DESIGN GUIDANCE
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D-6 Screening of Dumpsters, Utilities, and 
Service Areas
Bui ld ing  s i tes  shou ld  loca te  serv ice  e lements 
l i ke  t rash  dumpsters ,  load ing  docks ,  and 
mechan ica l  equ ipment  away f rom the  s t ree t 
f ron t  where  poss ib le .  When e lements  such  as 
dumpsters ,  u t i l i t y  meters ,  mechan ica l  un i ts 
and  serv ice  a reas  cannot  be  loca ted  away f rom 
the  s t ree t  f ron t ,  they  shou ld  be  s i tua ted  and 
sc reened f rom v iew and shou ld  no t  be  loca ted 
in  the  pedes t r ian  r igh t -o f -way.  

At the Early Design Guidance 
Meeting, the Board requested that 
detai ls of these elements be shown at 
the next meeting. 

Applicant’s Response:
Dumpsters  a re  loca ted  w i th in  the  s t ruc tu re .  Gas 
meters  a re  loca ted  on  the  a l ley  and  away f rom the 
s idewa lk . 

The  e lec t r i ca l  t rans fo rmer  vau l ts  a re  p rov ided  a t 
g rade on  the  eas t  a l ley.

D-7 Personal Safety and Security  
Pro jec t  des ign  shou ld  cons ider  oppor tun i t ies 
fo r  enhanc ing  persona l  sa fe ty  and  secur i t y  in 
the  env i ronment  under  rev iew.

At the Early Design Guidance 
Meeting, the Board discussed this 
issue and stated the east al ley in 
particular,  but al l  four buildings 
faces, need to be designed to provide 
personal safety and security.  

Applicant’s Response:
L ive /work  un i ts  have  w indows fac ing  the  a l leys  to 
max imize  “eyes  on  the  s t ree t ”  fo r  g rea te r  secur i t y.  
The  a l ley  w i l l  be  we l l  l i t  w i th  pedes t r ian- leve l 
l i gh t ing  to  encourage pedes t r ian  use .   A second 
s ta i r  connec ts  to  the  eas t  a l ley  to  encourage 
res iden ts  to  use  the  eas t  a l ley  when wa lk ing  to 
the  re ta i l  co re .

D-8 Treatment of Alleys   
The des ign  o f  a l leys  en t rances  shou ld  enhance 
the  pedes t r ians ’ s t ree t  f ron t . 

At the Early Design Guidance 
Meeting, the Board discussed the 
treatment of the al leys indicating it 
favors the modified form proposed for 
the east al ley.  

Applicant’s Response:
The garage w i l l  be  sc reened f rom the  a l ley  (see 
D-5) .   Enhanced p lan t ing  and  greenscreens  fo r 
the  garage are  p roposed fo r  the  nor th  a l ley. 

D-2 Blank Walls 
Bui ld ings  shou ld  avo id  la rge  b lank  wa l l s 
fac ing  the  s t ree t ,  espec ia l l y  near  s idewa lks . 
Where  b lank  wa l l s  a re  unavo idab le  they 
shou ld  rece ive  des ign  t rea tment  to  inc rease 
pedes t r ian  comfor t  and  in te res t .  

At the Early Design Guidance 
Meeting, the Board indicated the 
avoidance of blank walls to the 
greatest extent possible and the 
treatment of any that do exist so as to 
increase their visual interest wil l  be 
important.  

Applicant’s Response:
No b lank  wa l l s  fac ing  the  s t ree t  a re  p roposed. 
Windows in to  the  l i ve  work  a reas  a re  loca ted  a t 
bo th  the  eas t  and  wes t  a l leys .

A t  the  l i ve /work  un i ts ,  one  wa l l  fac ing  the 
w indows w i l l  be  des igned as  an  oppor tun i ty  fo r 
d isp lay  o f  the  commerc ia l   bus iness  fo r  added 
v isua l  in te rs t .

The  park ing  s t ruc tu re  i s  sc reened w i th  meta l 
t re l l i s ,  g reenscreen,  and  p lan t ings  a long  the 
nor th ,  eas t  and  wes t  a l leys .

D-5 Visual Impacts of Parking Structures  
The v is ib i l i t y  o f  a l l  a t -g rade park ing  s t ruc tu res 
o r  accessory  park ing  garages  shou ld  be 
min imized .  The park ing  por t ion  o f  a  s t ruc tu re 
shou ld  be  a rch i tec tu ra l l y  compat ib le  w i th 
the  res t  o f  the  s t ruc tu re  and  s t ree tscape. 
Open park ing  spaces  and carpor ts  shou ld 
be  sc reened f rom the  s t ree t  and  ad jacent 
p roper t ies .

At the Early Design Guidance 
Meeting, the Board discussed these 
issues.  I t  stated that venti lat ion 
opening, implementation of green 
screens and safety along the parking 
garage are important.   I t  asked the 
location and detai ls of venti lat ion 
features be shown at the next 
meeting.  

Applicant’s Response:
The park ing  s t ruc tu re  i s  sc reened w i th  meta l 
t re l l i s ,  g reenscreen,  and  p lan t ings  to  p rov ide 
a  p leasant  env i ronment  fo r  pedes t r ians  and  to 
encourage pedes t r ian  use  o f  the  a l ley.

D-2 D-6

D-5

D-7

D-8
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D-10 Commercial Lighting  
Appropr ia te  leve ls  o f  l i gh t ing  shou ld  be 
p rov ided  in  o rder  to  p romote  v isua l  in te res t  and 
a  sense  o f  secur i t y  fo r  peop le  in  commerc ia l 
d is t r i c ts  dur ing  even ing  hours .   L igh t ing  may 
be  p rov ided  by  incorpora t ion  in to  the  bu i ld ing 
façade,  the  unders ide  o f  overhead weather 
p ro tec t ion ,  on  and around s t ree t  fu rn i tu re ,  in 
merchand is ing  d isp lay  w indows,  in  landscaped 
areas ,  and /o r  on  s ignage.  

At the Early Design Guidance 
Meeting, the Board indicated l ighting 
design and plan should be shown at 
the next meeting.  

Applicant’s Response:  
The l igh t ing  des ign  p rov ides  and emphas is 
on  l igh t ing  a t  the  commerc ia l  f ron tage  and 
res iden t ia l  en t ry  a long  63rd  to  p rov ide  a  v ib ran t 
and  ac t i ve  commerc ia l  p resense dur ing  dark 
hours . 

The  l igh t ing  a long  the  eas t  a l ley  pedes t r ian  ex i t 
w i l l  p rov ide  ample  secur i t y  l i gh t ing  a t  the  doors , 
and  low leve l  pa th  l igh t ing  fo r  secur i t y  a long  the 
a l ley.

D-11 Commercial Transparency 
Commerc ia l  s to re f ron ts  shou ld  be  t ransparen t , 
a l low ing  fo r  a  d i rec t  v isua l  connec t ion  be tween 
pedes t r ians  on  the  s idewa lk  and  the  ac t i v i t ies 
occur r ing  on  the  in te r io r  o f  a  bu i ld ing .   B lank 
wa l l s  shou ld  be  avo ided . 

At the Early Design Guidance 
Meeting, the Board discussed this 
issue under other guidelines above, 
indicating a transparent,  commercial 
context is important along the street 
face.  

Applicant’s Response:  
The l i ve /work  un i ts  have  commerc ia l  charac te r 
w i th  a  p r ima i r l y  t ransparen t  s to re f ron t  facade fo r 
a  d i rec t  v isua l  connec t ion  to  the  pub l i c  r igh t  o f 
way.  

Screen ing  w i th in  the  un i t  w i l l  p rov ide  separa t ion 
be tween the  “work ”  por t ion  a t  the  f ron t  and  the 
“ l i ve ”  por t ion  a t  the  rear  bu t  emphas ise  the 
v isua l l y  t ransparen t  commerc ia l  zone ad jacent  to 
the  s t ree t .

D-12 Residential Entries and Transitions 
For  res iden t ia l  p ro jec ts  in  commerc ia l  zones , 
the  space be tween the  res iden t ia l  en t ry  and 
the  s idewa lk  shou ld  p rov ide  secur i t y  and 
p r ivacy  fo r  res iden ts  and  a  v isua l l y  in te res t ing 
s t ree t  f ron t  fo r  pedes t r ians .  Res iden t ia l 
bu i ld ings  shou ld  enhance the  charac te r  o f  the 
s t ree tscape w i th  smal l  gardens ,  s toops  and 
o ther  e lements  tha t  work  to  c rea te  a  t rans i t ion 
be tween the  pub l i c  s idewa lk  and  pr iva te  en t ry.  

At the Early Design Guidance 
Meeting, the Board indicated this 
is an important guideline for the 
proposal.  

Applicant’s Response:  
Per  the  Board ’s  gu idance a t  EDG,  the  l i ve /work 
un i ts  shou ld  have  a  commerc ia l  charac te r.   The 
des ign  o f  the  in te r io r  space  a l lows a  f ron t  a rea 
o f  the  un i t  to  be  commerc ia l l y -o r ien ted  w i th  a 
la rge  amount  o f  t ransparency.   See A-4  fo r  a 
descr ip t ion  o f  the  l i ve /work  zones .

P lan te rs  a lso  p rov ide  a  human sca le  and 
t rans i t ion  f rom pr iva te  to  pub l i c .

D-10

D-11

D-12

SUMMARY OF EARLY DESIGN GUIDANCE
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E.  Landscaping
E-1 Landscaping to Address Design 
Continuity with Adjacent Sites 
Where  poss ib le ,  and  where  there  i s  no t 
ano ther  over r id ing  concern ,  landscap ing 
shou ld  re in fo rce  the  charac te r  o f  ne ighbor ing 
p roper t ies  and  abut t ing  s t ree tscape.  

At the Early Design Guidance 
Meeting, the Board indicated this 
guideline is important particularly 
in how the building relates to 
surrounding properties.  

Applicant’s Response:  
St ree t  t rees  w i l l  be  p rov ided  in  consu l ta t ion  w i th 
the  C i ty  o f  Seat t le  Arbor is t .   S t ree t  t rees  w i l l  be 
ex tended beyond the  f ron tage o f  the  p roper ty  s i te 
in  o rder  to  p rov ide  rep lacement  canopy  t rees . 
P lan t  mater ia l  se lec t ion  has  taken cues  f rom 
ad jacent  p roper t ies .

E-2 Landscaping to Enhance Building 

and/or 
Site
Landscap ing ,  inc lud ing  l i v ing  p lan t  mater ia l , 
spec ia l  pavements ,  t re l l i ses ,  sc reen wa l l s , 
p lan te rs ,  s i te  fu rn i tu re  and  s im i la r  fea tu res 
shou ld  be  appropr ia te ly  incorpora ted  in to  the 
des ign  to  enhance the  p ro jec t .  

At the Early Design Guidance 
Meeting, the Board discussed the 
importance of street trees to the 
proposal and asked that they be 
shown in number and location at the 
next meeting.  

Applicant’s Response:  
The garage is  sc reened w i th  g reenscreens 
and t re l l i ses  to  p rov ide  an  a t t rac t i ve  base .   A 
landscaped roo f  deck  i s  the  p r imary  res iden t ia l 
amen i ty  space  fo r  the  bu i ld ing . 

The eas t  a l ley  inc ludes  a  5 - foo t  w ide  p lan ted 
se tback .  The nor th  a l ley  inc ludes  a  2 - foo t  w ide 
p lan ted  se tback .

Feature  pav ing  w i l l  be  u t i l i zed  a t  the  res iden t ia l 
en t ry.  

S t ree t  t rees  w i l l  a lso  be  p rov ided  in  consu l ta t ion 
w i th  the  C i ty  o f  Seat t le  Arbor is t .  

E-2 Landscape Design to Address Special
Site Conditions
The landscape des ign  shou ld  take  advantage 
o f  spec ia l  on-s i te  cond i t ions  such  as  h igh-bank 
f ron t  yards ,  s teep  s lopes ,  v iew cor r idors ,  o r 
ex is t ing  s ign i f i can t  t rees  and o f f -s i te  cond i t ions 
such  as  g reenbe l ts ,  rav ines ,  na tu ra l  a reas ,  and 
bou levards .  

At the Early Design Guidance 
Meeting, the Board discussed the 
three building sides facing al leys 
and the notable,  posit ive,  usefulness 
of landscape at the building base in 
these areas.  

Applicant’s Response:  
Park ing  s t r ip  p lan te rs  w i th  s t ree t  t rees  w i l l  be 
u t i l i zed  to  c rea te  separa t ion  fo r  pedes t r ians  f rom 
au tomot ive  uses .   Landscap ing  a t  the  sou th  w i l l 
emphas ize  commerc ia l  uses .  

Landscap ing  w i l l  be  in t roduced in to  a l l  o f  the 
a l ley  env i ronments  to  p rov ide  a  be t te r  pedes t r ian 
env i ronment .

E-1

E-2

E-3
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ELEVATION -  SOUTH (NE 63rd  STREET)
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ELEVATION -  EAST (PEDESTRIAN ALLEY)
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ELEVATION -  WEST (VEHICULAR ALLEY)
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ELEVATION -  NORTH (PARKING LOT)
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SECTION DIAGRAMS
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FLOOR PLAN  -  GROUND LEVEL
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FLOOR PLANS

TRASH

BIKE 
STORAGE

LAUNDRY

ELEC.

2 BEDROOM
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1 BEDROOM 1 BEDROOM
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LEVEL 2 
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SKETCH FROM SOUTHWEST

A-1

C-1

C-2

Responding to Site Characteristics

Architectural Context

Architectural Concept and Consistency
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SKETCH FROM SOUTHEAST

A-1

A-5

B-1

C-1

C-2

D-7

D-8

E-2

E-3

D-1

Responding to Site Characteristics

Respect for Adjacent Sites

Height, Bulk, Scale

Architectural Context

Architectural Concept and Consistency

Pedestrian Open Spaces and Entrances

Personal Safety and Security

Treatment of Alleys

Landscaping to Enhance Building and/or Site

Landscape Design to address Special Site conditions
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SKETCH FROM NE 63RD

D-11

D-12

A-6 Transition Between Residence and Street

Commercial Transparency

Residential Entries and Transitions
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SKETCH AT ENTRY WEST

D-1

D-10

D-11

D-12

Pedestrian Open Spaces and Entrances

Commercial Transparency

Residential Entries and Transitions

Commercial Lighting
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SKETCH FROM ENTRY EAST

D-1

D-10

D-11

D-12

Pedestrian Open Spaces and Entrances

Commercial Transparency

Residential Entries and Transitions

Commercial Lighting
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SKETCH OF EAST ALLEY

D-1

A-1

A-2

A-7

A-4

Responding to Site Characteristics

Streetscape Compatibility

Human Activity

Residential Open Space

Pedestrian Open Spaces and Entrances
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SKETCH FROM NORTHEAST

A-1

B-1

C-4

Responding to Site Characteristics

Height, Bulk, Scale

Exterior Finish Materials
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SKETCH OF NORTH ALLEY

D-2

D-5

D-8

D-1

E-1

E-3

Pedestrian Open Spaces and Entrances

Blank Walls

Visual Impacts of Parking Structures

Treatment of Alleys

Landscaping to address Design Continuity with Adjacent Sites

Landscape Design to address Special Site conditions

BRONZE STOREFRONT
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MATERIALS

BRONZE STOREFRONT

PAINTED FIBERCEMENT

PAINTED FIBERCEMENT

CONCRETE

VINYL WINDOWS

SPANDREL 
PANEL

WOOD COMPOSITE 
PANEL

MATERIAL PALETTE 

PARTIAL ELEVATION
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LIGHTING PLANLIGHTING FIXTURE EXAMPLES

BOLLARD LIGHTING AT ALLEY

RECESSED LIGHT AT ENTRY 
WALKWAYS

NORTH AND WEST ALLEY 

ARCHITECTURAL COVE 
LIGHTING AT CANOPIES AND 

WALLS ENTRY
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DEPARTURE REQUEST 3  -  SETBACK ALONG RESIDENTIAL ZONE 

1’ - 1”

3’ - 6”

5’ - 6”

6’ - 3”

6’ - 11”

7’ - 6”

5’ - 6”

4’ - 9”

15’

10’

13’

40’

CL ALLEY

PROP. LINE

CL ALLEY

PROP. LINE

15’

10’

13’

40’
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LANDSCAPE PLAN

LANDSCAPING AT EAST ALLEY

MAIN 
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PEDESTRIAN-FRIENDLY
ALLEY WITH GRAVEL AND
WALKING STRIP

LANDSCAPE SITE CONCEPT
(TOTAL LANDSCAPING TO COMPLY WITH SEATTLE GREEN FACTOR 0.3 REQUIREMENT)

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

ROOF 
DECK 
AMENITY

STAIR/
ELEVA-
TORS
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LANDSCAPE MATERIALS

SWORD FERN JAPANESE SNOWBELL

SNOWBERRY

PIERIS

HEAVENLY BAMBOO

MAHONIA REPENS

JAPANESE BLOOD GRASS

CLUMPING BAMBOO

VARIEGATED SEDGE

EVERGREEN SPURGE

BLUE OAT GRASS

KARL FOERSTER REED GRASS

LAVENDER

HOSTA LIRIOPE

LITTLE PRINCESS SPIRAEA
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9:00 am

WINTER
SOLSTICE

SUMMER
SOLSTICE

EQUINOX

12:00 pm 3:00 pm

SHADOW STUDIES


